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1.0 Introduction 
 
1.1 Following the adoption of the Joint Core Strategy for North Northamptonshire (the ‘Part 1’, 

strategic part of the Local Plan) in July 2016, the Council is now preparing the Part 2 Local Plan 
for Corby.  

 
1.2 The Part 2 Local Plan for Corby will identify the non-strategic development sites which are 

intended to deliver the requirements of the Joint Core Strategy. 
 
1.3 A timetable for preparing the Part 2 Local Plan for Corby was agreed at Local Plan Committee 

on 24th August 2016; however there have been delays to this in order to strengthen the 
evidence base following the initial Scoping consultation. An updated timetable is expected to 
be presented to Local Plan Committee alongside this background paper in June 2018. 

 
1.4 The purpose of this paper is to explain how the Council has assessed and compared potential 

development sites with particular reference to housing. It forms the basis for the selection of 
housing allocations in the Part 2 Local Plan for Corby and provides transparency of the process 
of site selection. 

 
1.5 An earlier version of this background paper was consulted on alongside the Scoping 

consultation document in November and December 2016. All responses and promoted sites 
have been considered when updating this background paper. The Council welcomes any 
further comments on this background paper as with other aspects of the Emerging Draft 
Options consultation. Responses should be submitted so that they are received by 5pm on 
Tuesday 28th August 2018. 

 
2.0 Policy Background 
 
2.1 The National Planning Policy Framework provides the overarching national planning guidance 

on Local Plan making and identification of sites for allocation. The Government carried out 
consultation on the revised draft NPPF between March and May 2018; however, the principles 
for identifying sites remains the same. 

 
2.2 Crucially the National Framework states that Local Plans should “allocate sites to promote 

development and flexible use of land, bringing forward new land where necessary”.  
Elsewhere, it states that: 

 

 Every effort should be made objectively to identify and then meet the housing, business 
and other development needs of an area; 

 Plans should set out a clear strategy for allocating sufficient land which is suitable for 
development in their area, taking account of the needs of the residential and business 
communities; 

 Allocations of land for development should prefer land of lesser environmental value, 
where consistent with other policies in this framework; 

 Plans should allocate a range of suitable sites to meet the scale and type of...residential 
development needed in town centres; and  

 The aim of the Sequential Test is to steer new development to areas with the lowest 
probability of flooding. Development should not be allocated or permitted if there are 
reasonably available sites appropriate for the proposed development in areas with a 
lower probability of flooding. The Strategic Flood Risk Assessment will provide the basis 
for applying this test. 



3 

 
2.3 Importantly the National Framework requires Local Plans to be based on adequate, up-to-

date and relevant evidence about the economic, social and environmental characteristics and 
prospects of the area and represent the most appropriate strategy when considered against 
the reasonable alternatives. 

 
2.4 The Planning Practice Guidance provides an additional interpretation that guides the direction 

and application of policy within the National Framework. With reference to the assessment of 
housing and economic land availability, the Planning Practice Guidance advocates a five stage 
approach in constructing a site selection methodology. 

 
Stage 1: Identification of sites and broad locations 
Stage 2: Site/broad location assessment 
Stage 3: Windfall assessment 
Stage 4: Assessment Review 
Stage 5: Final Evidence base 

 
2.5 The North Northamptonshire Joint Core Strategy provides the foundation for the site selection 

process as it presents the principles to be adhered to in the provision of development in Corby 
and identifies broad locations for development. It sets out the long-term vision and objectives 
for the whole of the area covered by Corby, East Northamptonshire, Kettering and 
Wellingborough. Joint Core Strategy policies with specific bearing on the overall site selection 
methodology include: 

 

 Policy 11 – The Network of Urban and Rural Areas 

 Policy 28 – Housing Requirements 

 Policy 29 – Distribution of New Homes 
 
2.6 The Part 2 Local Plan for Corby is tasked with identifying and allocating land to accommodate 

at least 9,200 dwellings and in accordance with the Joint Core Strategy these allocations will 
be apportioned as follows: 

 

 SETTLEMENT HOUSING REQUIREMENT 
(2011-2031) 

CORBY BOROUGH 9,200 
(strategic opportunity 14,200) 

Growth Town Corby 8,290 
(strategic opportunity 13,290) 

Committed new village Little Stanion 790 
 

Rural housing  
(excluding Little Stanion) 

120 

 
3.0 Evidence Base 
 
3.1 The Council and partners have already assembled a robust evidence base which has informed 

the Joint Core Strategy and will provide a starting point for the evidence required to underpin 
the site selection process. The existing evidence base relevant to assessing site allocations is 
set out below: 
 

 North Northamptonshire Strategic Housing Land Availability Assessment, May 2013 

http://www.nnjpu.org.uk/docs/SHLAA%202011%20FINAL%20May%202013.pdf
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 Background Paper on Strategic Housing and Employment Sites, January 2015 

 Strategic Flood Risk Assessment Update, September 2011 

 Corby Flood Risk Management Study, January 2015 

4.0 Methodology 
 
4.1 The methodology adopted in this paper builds on national planning guidance and reflects 

work produced by the North Northamptonshire Joint Planning Unit and partners to support 

the selection of strategic sites for the Joint Core Strategy and the development of the North 

Northants Pilot Brownfield Register. 

Site Thresholds 

4.2 The Planning Practice Guidance states that the assessment should consider all sites and broad 

locations capable of delivering five or more dwellings. Where appropriate, plan makers may 

wish to consider alternative site size thresholds. 

4.3 The Joint Core Strategy covers strategic sites at 500 or more homes. The role of the Part 2 

Local Plan for Corby is to implement the Joint Core Strategy and not to rewrite or review it. 

Therefore, this background paper does not assess sites capable of accommodating 500 or 

more dwellings. 

4.4 A minimum site size threshold of 0.25ha (or capable of accommodating 10 dwellings or more) 

has also been adopted. It is not considered practical to assess sites below this threshold which 

could continue to come forward as windfall sites (i.e. sites which become available for 

development but are not specifically identified as available as part of the Local Plan process) 

or be promoted in neighbourhood plans. 

Stages of Site Evaluation 

4.5 The Council has adopted four key stages of site evaluation. These are 
 

 Stage 1: Identification of all potential development sites 

 Stage 2: Initial screening 

 Stage 3: Detailed assessment 

 Stage 4: Design surgeries & Specialist Advice 
 
4.6 The first two stages were undertaken as part of the initial Regulation 18 scoping consultation. 

The detailed assessment work has since been undertaken and design surgeries and specialist 
advice have helped the Council to develop design principles for potential site allocations to 
feed into the Emerging Draft Options plan for consultation. 
 
Stage 1 - Identification of all potential development sites 

 
4.7 The starting point for the site selection process is to ensure that the Council has as wide and 

as complete a portfolio of site options as possible so that all reasonable site options have been 
identified and assessed. 

 
4.8 To ensure that all reasonable site options have been considered in developing the plan a long 

list of potential sites has been compiled from the following sources: 

http://www.nnjpu.org.uk/docs/Final%20updated%20Background%20Paper%20Jan%202015.pdf
http://www.corby.gov.uk/sites/default/files/Corby%20Borough%20SFRA%20Level%202%20Update%20September%202011.pdf
http://www.corby.gov.uk/sites/default/files/Corby%20Flood%20Risk%20Management%20Study%20V3.0.pdf
http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1579
http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1579
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 Sites allocated for housing in the 1997 Corby Borough Local Plan 

 Sites with planning permission 

 North Northamptonshire Strategic Housing Land Availability Assessment 

 North Northamptonshire Pilot Brownfield Register 

 Master Plans 

 Site survey work 
 
4.9 A number of identified sites have been discounted prior to compiling the long list of potential 

sites to be screened as these are not considered to be realistic development site options. The 
list of sites discounted at this stage along with the reasons for discounting is provided in 
Appendix 1. 

 
4.10 Consultation on the initial scoping document included a Call for Sites to establish whether 

there were any further site options. Several sites were promoted for housing, a number of 
which are already included; however, the long list has been updated to include new sites and 
boundaries have been adjusted to reflect the most up-to-date information. A list of sites 
promoted for housing via the Call for Sites process is provided in Appendix 2. 

 
4.11 The scoping consultation, undertaken in November and December 2016, also sought feedback 

on the proposed methodology for selecting sites as presented in the 2016 version of this 
background paper. Several responses were received as part of this consultation that have 
helped the Council to refine the methodology used, as presented in this updated version of 
the background paper. Details of responses received during the scoping consultation that are 
relevant to this background paper are included in Appendix 3. 

 
Stage 2 – Initial Screening 

 
4.12 Stage 2 of the methodology involves an initial broad screening of identified sites to remove 

any that are not realistic options for allocation in the Part 2 Local Plan for Corby. 
 
4.13 The following sites have been discounted from further assessment: 
 

 Sites that have already been assessed by the Joint Planning Unit as a strategic site 

 Sites with planning permission or under construction 

 Sites that fall outside the size threshold 
 
4.14 Part of this stage involved planning judgement to be exercised in order to sense check site 

boundaries. As a result of this some site boundaries were adjusted in order for them to 
progress to the detailed assessment stage. 

 
4.15 The long list of sites for detailed assessment is provided in Appendix 4 and shown on a map in 

Appendix 5. Appendix 4 includes an explanation for those sites discounted as part of the initial 
screening. 
 
Stage 3 – Detailed Assessment 

 
4.16 Sites on the long list after the initial screening have been assessed for their suitability, 

availability and achievability, comprising a desk based assessment using the criteria detailed 
in Appendix 6. 

 

http://www.corby.gov.uk/sites/default/files/Site%20Selection%20Methodology%20Background%20Paper_03112016.pdf
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4.17 The detailed assessment work shows how well the potential development sites perform 

against a set of broad criteria. 

4.18 A colour coded system has been used to indicate how well the development sites perform 

against the criteria as shown below: 

Assessment Likely Affect 

 
No constraints identified, development acceptable in 
principle or development would have a positive impact 

- 
Neutral impact or there may be constraints, but mitigation 
is possible 

 
Significant constraints, although mitigation should be 
possible 

 
Severe constraints where mitigation is unlikely to be 
possible and development is probably unacceptable 

? Uncertain, need more information 

 

4.19 A site that has been assessed as having a number of constraints shown by a single cross  is 

not necessarily unsuitable; it just means that mitigation measures will be required. In some 

cases however this may have an impact on viability and therefore achievability. Sites with a 

double cross  have more severe constraints and are therefore more likely to be unsuitable 

and less deliverable. 

 

4.20 It is important to note that not all criteria are of the same significance so the assessment 

should not be used alone to rank the sites into those that are most suitable. It does however 

act as a useful guide.  

4.21 The availability and achievability of the sites have also been assessed. This involves making 

judgements on whether there are any legal or ownership problems with a particular site and 

whether the site is economically viable. 

4.22 The full detailed site assessments for the long list of sites are included in Appendix 7. The 

detailed assessment work has helped the Council produce a shortlist of sites that score best 

against the broad criteria; however, a degree of judgement has been taken, resulting in the 

removal of nine sites prior to compiling the shortlist. These are listed below along with reasons 

for excluding at this stage: 

Ref Location Reasons for excluding prior to shortlist 
HAS45 Back Gardens of 4-9 Home Close, Great Oakley Accessibility and ownership constraints associated 

with back garden development 

HAS52 Back Gardens of 12 & 18 Brooke Road & 11 
Hay Close, Great Oakley 

Accessibility and ownership constraints associated 
with back garden development 

HAS62 The Willows, Water Lane, Weldon Accessibility constraints associated with back garden 
development 

HAS63 4 Brooke Road, Great Oakley Site now has planning permission 

HAS64 Land to the rear of 12, 13 & 14 Home Farm 
Close, Great Oakley 

Accessibility and ownership constraints associated 
with back garden development 

HAS69 19A Kingswood Place, Corby Accessibility constraints associated with back garden 
development 

HAS75 Home Farm, Home Farm Close, Great Oakley Site has not been specifically promoted and is in 
existing use 
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HAS112 Between Arnhill Road and Hatton Lane, 
Gretton 

Accessibility constraints associated with back garden 
development 

HAS113 Town Centre South Eastern Gateway, 
Elizabeth Street 

Site now has planning permission 

 

4.23 As such, the following 13 sites have been included in the shortlist of sites to progress to 

assessment stage 4: 

Ref Location 

HAS4 Southern Gateway, Little Colliers Field 

HAS31 Builders Yard (rear of Garden Centre), Rockingham Road 

HAS74 Garage Court, Lindisfarne Road 

HAS78 Garage Court, Swale Close 

HAS87 Glebe Farm, Church Street, Weldon 

HAS96 Maple House, Canada Square 

HAS104 Former Our Lady Pope John RC Secondary School, Tower Hill Road 

HAS106 Land at Station Road, Corby 

HAS109 Parkland Gateway 

HAS125 Western Land at Pen Green 

HAS130 Land off Elizabeth Street 

HAS131 Pluto, Gainsborough Road 

HAS132 Cheltenham Road 

 
Stage 4 – Design Surgeries & Specialist Advice 

 
4.24 The final stage involved a more detailed and specialist assessment of the sites that were found 

to be most suitable from Stage 3 assessments. These sites were subject to a second stage 
assessment for various criteria including; noise, air and odour pollution; biodiversity impact; 
archaeological impact; land stability; land contamination; and vehicular access. 

 
4.25 Specialist advice has been sought from the Council’s Environmental Health team in respect of 

noise, air and odour pollution and land stability and contamination; from the County Council’s 
Principal Ecology Officer for Biodiversity impact; from the County Archaeologist and from the 
County Council’s Highways team. In addition to which, design surgery meetings have been 
undertaken, including the North Northamptonshire Joint Planning Unit’s design officers, the 
County Council’s Highways team and Northamptonshire Police to review the specific issues 
relating to each of the shortlisted sites. 

 
4.26 Individual site assessments for the shortlist of sites are included in Appendix 8. 
 
5.0 Site Selection 

5.1 Following the assessments outlined above, 11 sites are recommended to be taken forward to 

the next stage of the plan making process as potential allocations, as they score well in terms 

of suitability, availability and achievability. 
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5.2 These are listed below along with their indicative site capacities: 

Site Ref Location Indicative 
Capacity 

HAS31 Builders Yard, Rockingham Road 31 

HAS74 Garage Court, Lindisfarne Road 10 

HAS78 Garage Court, Swale Close 9 

HAS96 Maple House, Canada Square 14 

HAS104 Former Our Lady Pope John School, Tower Hill Road 88 

HAS106 Land at Station Road, Corby 150 

HAS109 Parkland Gateway 100 

HAS125 Western Land at Pen Green 157 

HAS130 Land off Elizabeth Street 150 

HAS131 Pluto, Gainsborough Road 30 

HAS132 Cheltenham Road 18 
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APPENDIX 1: SITES DISCOUNTED PRIOR TO LONG LIST 
 

SHLAA 
Ref 

Site Name Local 
Plan 
Ref 

Planning 
Permission 

Planning 
Application Ref 

Reason for discounting prior to compiling long list 

44 Off Lyveden Way, Oakley Vale   No   Part of site is developed for residential, remainder is a green buffer planned as part of larger Oakley Vale development 
site 

47 Site near Thoroughsale Wood   No   Site is part of Ancient Woodland (Thoroughsale Wood) 

52 Site near Thoroughsale Wood   No   Site is Ancient Woodland (Hazel Wood) 

53 Site near Thoroughsale Wood   No   Site is part of Ancient Woodland (Thoroughsale Wood) 

87 Site near Oakley Vale   No   Site forms a buffer between Oakley Vale housing development and the A6014 Oakley Road, consists of grass verge, 
mature planting and crash barriers 

89 Maplefields School, Bramber 
Court 

  No   Site is in existing use as school 

123 Site near Danesholme Road   No   Site forms a buffer between the edge of the Kingswood estate and the A6014 Oakley Road and Danesholme road (both 
parts of which are dual carriageway), consists of grass verge, mature planting and pedestrian railings 

124 Site near Oakley Road   No   Site forms a buffer between Oakley Vale housing development and the A6014 Oakley Road, consists of grass verge, 
mature planting and pedestrian route along roadside 

130 Site near Gretton Brook Road - 
reservoir 

J5 
(part) 

No   Part of site is industrial unit and remainder is flood storage area 

135 Site near Oakley Vale, off 
Lyveden Way 

  No   Site is a well maintained area of open space, with young trees planted, that was planned as part of the Oakley Vale 
master plan 

141 Studfall Junior School, 
Shakespeare Way 

  No   Site is Studfall Junior School and playing fields 

143 Lloyds Rd Gas Works   No   Part of site is occupied and remainder is balancing pond 

152 Between A43 and Corby Road   No   Site is within curtilage of training centre, which is in active use by Pearson academy of vocational training and AB Mauri 
centre of excellence 

178 School Playing Field, Blenheim 
walk 

  No   Site is school playing fields for Kingswood Primary School 

179 Site near Spalding Rd   No   Site is large grass verge on the corner of Kingswood, where Gainsborough Road meets Sower Leys Road. The verge is a 
buffer between the residential area and the main roads, there are significantly large trees along the verge 

188 Hazel Leys Junior and Infant 
School 

  No   Site is school playing fields for Hazel Leys Junior and Infant School 

195 Site between Dunedin and 
Oakley Road 

  No   Site is large grass verge on the corner of Kingswood, where Dunedin Road meets Sower Leys Road and Oakley Road. 
The verge is a buffer between the residential area and the roads, there are significantly large trees along the verge 

210 Site near Oakley Vale, off 
Butland Road and Lyveden 
Way 

  No   Site is well maintained area of open space planned as part of the Oakley Vale master plan 

238 Our Ladys Roman Catholic 
Junior and Infant School 

  No   Site is school playing fields for Our Ladys Roman Catholic Junior and Infant School 

249 Site near Oakley Road   No   Site forms a buffer between Oakley Vale housing development and the A6014 Oakley Road, consists of large grass 
verge area with mature planting 

250 Site near Dalton Road   No   Site developed for pub/restaurant 
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255 Site at Corner Church St & 
A427 

  Yes 09/00266/DPA Site developed for residential 

273 Rear of Kelvin Grove   No   Site developed for residential 

291 The Shire Horse PH, Willow 
Brook Rd 

  No   Part of site is now developed for residential use and remainder is in existing use as Shire Horse public house garden 

299 Rockingham Primary School, 
off Occupation Road 

  No   Site is within grounds of Rockingham Primary School 

300 Site near Oldenburg Road   No   Site is large verge between Viking Way and Danesholme Road, with dense mature trees 

326 Storage yard, Boyle Road   No   Site is used as a storage yard by an existing industrial unit 

328 Saxon Way East   No   Site is in existing use as pub garden 

334 Beanfield Ave   No   Site is large grass verge where Beanfield Avenue meets Jubilee Avenue. The verge is a buffer between the residential 
area and the roads, there are significantly large trees along the verge, the site is not considered suitable for 
assessment. Part of the site is covered by the same woodland TPO as Thoroughsale and Hazel Woods 

344 High Street, Weldon   No   Site is large grass verge in Weldon where High Street joins with Kettering Road 

349 Coldermeadow Ave   No   Site is a densely tree lined verge on the edge of Kingswood where Coldermeadow Avenue meets Gainsborough Road 

363 Former garage site, Weldon Rd   No   Site is currently in use as a car sales garage (AT Car Sales) 

978 Stanion Lane   No   Site developed for residential 

1148 Corby Community College, 
Oakley Road 

  No   Site is fully developed 

2004 Danesholme Regeneration 
Area 

  No   Site developed for residential 

2013 St. Marks Road   No   Site developed for supermarket 

2017 Former Maple Fields School, 
School Place, off Gainsborough 
Road 

  No   Site was assessed and visited as part of Brownfield Register. The site is currently in use as the CE Academy (Forest Gate 
Campus) which provides alternative education for young people who are permanently excluded from school, dual 
registered or school age mothers and who would otherwise be attending mainstream/special schools. The Academy 
advised they have been on site for 2 years with no plans to move so the site is not available for development 

2032 Neighbourhood Centre, Oakley 
Vale 

  No   Site developed for community centre 

2033 End of St Luke's Road J35  No   Site developed for supermarket 

2036 North of Cottingham Road   No   Site developed for residential 

2053 Oldland Road, Oakley Vale   No   Site developed for residential 

2181 Lakeside Surgery, Cottingham 
Road 

  No   Majority of site is in use as medical facility, the remainder is open space within the curtilage of the facility or 
surrounding Ancient Woodland 

 Arran Way   Yes 09/00254/DPA Site developed for residential 

 Cottingham Road   Yes 11/00228/DPA (& 
09/00094/OUT) 

Site developed for residential 

 Occupation Road   Yes 01/00120/DPA & 
02/00051/DPA 

Development of site was stalled but is practically complete, awaiting sales of properties 

 Former Kingswood School   Yes 13/00241/OUT Residential planning permission under construction; repeat of SHLAA site 2039 

 Former Beanfield School   Yes 13/00242/OUT Residential planning permission under construction; repeat of SHLAA site 2035 
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 Little Colliers Field   Yes 14/00088/OUT, 
superseded by 
15/00479/REM 

Residential planning permission under construction; repeat of SHLAA site 71 

 Church Piece, Willow Lane, 
Stanion 

  Yes 14/00135/OUT & 
15/00010/REF 

Unimplemented residential planning permission; repeat of SHLAA site 2005 

 South of Gretton Brook Road  J5  No   Majority of site is developed for industrial use, remaining undeveloped part of site is included within SHLAA site 266 

 CDC Plots Oakley Hay  J7  No   Repeat of SHLAA site 2021 

 CNT Plots Oakley Hay  J8  No   Repeat of SHLAA site 156 

 Adjacent Astra Headway  J9  No   Repeat of SHLAA site 153 

 Adjacent Oakley Hay 
Roundabout  

J11  No   Repeat of SHLAA site 177 

 Willowbrook East  J13  No   Repeat of SHLAA site 2007 

 Willowbrook North  J14  No   Repeat of SHLAA sites 2007 & 2055 

 Willowbrook South  J15  No   Site is in existing industrial use 

 Station Yard  J18  No   Site is in existing use as Corby railway station 

 Former Tarmac Land  J19  No   Repeat of SHLAA site 2008 

 Weldon Stone Quarry  J22  No   Site is in active use by Weldon Stone 

 North of Birchington Road  J23  No   Repeat of SHLAA site 2040 

 Railway Station  J24  No   Site developed for offices 

 Ponds off Phoenix Parkway  J28  No   Site developed for industrial use 

 Maylan Road, Earlstrees  J33  No   Repeat of SHLAA site 2010 

 Sootbanks Development  J35  No   Part of site is repeat of SHLAA sites 60 & 2033, and remainder of site has been developed for industrial use 

 Pytchley Court R2 No   Repeat of SHLAA site 13 

 Pen Green Lane R4 No   Part of site is repeat of SHLAA site 2045 

 Garden Centre R7 No   Site is developed for residential and retail uses 

 Off Stanion Lane R9 No   Site is developed for residential 

 Snatchill North R10 No   Site is developed for residential; part of Oakley Vale development site 

 Snatchill South East R11 Yes 16/00074/REM Majority of site is developed for residential as part of Oakley Vale development site; remaining part of allocation has 
planning application for residential pending (16/00074/REM), and is repeat of part of SHLAA 49 

 Snatchill South R12 Yes 15/00429/REM Majority of site is developed for residential as part of Oakley Vale development site; remaining part of allocation has 
planning permission for residential (15/00429/REM), and is repeat of part of SHLAA 49 

 Off Corby Road, Gretton R11 No   Site is developed for residential 

 Chapel Road, Weldon R16 No   Part of site is developed for residential, remaining is repeat of SHLAA site 301 

 Oundle Road, Weldon R17 Application 
pending 

15/00455/DPA Repeat of SHLAA site 2002 

 Woodlands Lane R18 No   A number of conversions from agricultural buildings to residential dwellings have taken place on Woodlands Lane, no 
specific site is identified as part of the saved Local Plan allocation, therefore no site area has been included here for 
assessment purposes 
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APPENDIX 2: SITES PROMOTED FOR HOUSING DURING 2016 CALL FOR SITES 
 

Site Summarised Action for Site Selection Background Paper Site 
Reference 

Western Land at Pen Green New site added (HAS125) to reflect promoted site area and boundary adjustments made to existing site HAS110 to take 
account of new site 

HAS125 

Land at Station Road, Corby (part of Corby Integrated Transport 
Hub) 

Three parts shown on plan; however, only 'Site B' is promoted within the call for sites submission form, this is already 
included within the assessment as site HAS106 

HAS106 

Land off Kirby Road, Gretton Site is already included as HAS119 HAS119 

Land West of Stanion Land west of Stanion already benefits from planning permission, so there is no need to include for assessment for 
potential allocation. The response indicates the potential for further development between Little Stanion and the A43, 
but no formal site submission or site plan is provided. The area being referred to is likely to be the area already being 
assessed as part of HAS82, also promoted as Long Croft Road below 

HAS82 

Corby South East This site was assessed as a potential strategic site as part of the Joint Core Strategy (JCS site 9) and discounted on the 
basis that sufficient strategic sites had been identified to meet the Borough's housing requirements; therefore it would 
not be appropriate to assess this site alongside other non-strategic sites in the Borough. The JCS examination did not see 
fit to identify alternative sites, but introduced an early review of the housing targets subject to the delivery of the SUEs; 
as such any further strategic scale allocations would be dealt with through a review of the JCS 

N/A 

Corby Road, Gretton Site is already included as HAS103 HAS103 

Land off Windmill Close, Cottingham New site added (HAS126) HAS126 

Glebe Farm, Weldon Boundary adjustments made to site HAS87 to reflect promoted site area HAS87 

Brigstock Road, Stanion Site is already included as HAS83 HAS83 

Long Croft Road, Stanion Site is already included as HAS82 HAS82 

Weldon Road, Corby Site is already included as HAS122; promoted for commercial and industrial uses only, but have continued to assess for 
residential as already included - also considered as part of employment land review 

HAS122 

Magistrates Court, Elizabeth Street New site that the Council is not already aware of; however, the site is below the 0.25ha threshold for assessment at 
0.13ha. A new site has been added (HAS130) including this and the neighbouring Police Station following further 
discussions with Homes England – also considered as part of employment land review 

HAS130 

Tower Hill Road Site had outline planning permission for residential uses, during the consultation on the Initial Scoping document so was 
discounted from the long list of sites for assessment on this basis; however, planning permission lapsed in June 2016, so 
site has been re-inserted (HAS104) and assessed. A further planning application is expected to be submitted 

HAS104 

Land at Southfield Road, Gretton Boundary adjustments made to site HAS79 to reflect promoted site area HAS79 

Land at Church Street, Weldon New site added (HAS127) HAS127 

Land at Hatton Lane, Gretton New site added (HAS128) HAS128 

Land between Ashley Road and Glover Court, Middleton (site 1) Site is already included as HAS101 HAS101 

Land between Ashley Road and Glover Court, Middleton (site 2) New site added (HAS129) HAS129 
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Extension to Weldon Park This site was assessed as a potential strategic site as part of the Joint Core Strategy (JCS site 12) and discounted on the 
basis that sufficient strategic sites had been identified to meet the Borough's housing requirements; therefore it would 
not be appropriate to assess this site alongside other non-strategic sites in the Borough. The JCS examination did not see 
fit to identify alternative sites, but introduced an early review of the housing targets subject to the delivery of the SUEs; 
as such any further strategic scale allocations would be dealt with through a review of the JCS 

N/A 

Land South of Harper's Brook, off Mill Hill, Great Oakley The site is greater than the assessment threshold; therefore would need to be considered as a potential strategic site. A 
planning application for a mixed use development, including 530 dwellings, is pending (15/00138/OUT) 

N/A 
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APPENDIX 3: RELEVANT RESPONSES RECEIVED DURING 2016 SCOPING CONSULTATION 
 

Ref. Respondent Topic Summary of Representations Comments 

7 Gateley Plc on 
behalf of JME Civils 
Ltd. 

Housing Delivery and 
Management 

Land west of Stanion should be identified for sustainable housing development with a 
capacity of circa 290 units. This would provide a surplus of sites that offer useful 
contingency, to help ensure that the Council can maintain a supply of housing land and 
not risk under-delivery and the associated problems with speculative planning 
applications. 

Site already included as HAS82. 

7 Gateley Plc on 
behalf of JME Civils 
Ltd. 

Identification of Sites for 
Housing 

There is available land west of Stanion capable of being sustainably developed in 
conjunction with the Little Stanion Community Core this land should also be considered 
for its housing potential. 

Site already included as HAS82. 

8 Insight Town 
Planning Ltd. on 
behalf of owners of 
land off Kirby Road 

Non-Strategic Sites Land off Kirby Road, Gretton should be considered as a non-strategic allocation. Site already included as HAS119. 

15 Anglian Water Site Selection Methodology 
Background Paper 

It is noted that all potential settlements are ranked as ‘average’ for utility provision 
(page 31 of the document). However the available capacity of water and wastewater 
infrastructure to serve new allocation sites will vary dependent upon the location within 
the settlement. As set above we would welcome further discussions with the Borough 
Council relating to the Local Plan and any additional evidence which is required to 
support the preparation of the P2LP. 

The Strategic Flood Risk Assessment, which has informed 
the second stage assessment work, has been updated in 
partnership with Anglian Water. 

29 Harris Lamb Site Selection Background 
Paper 

4. Liveability – Noise and Odour – to our knowledge there are no trunk roads in Corby.  It is agreed that there are no trunk roads in Corby. The 
assessment criteria has been amended accordingly. 

29 Harris Lamb Site Selection Background 
Paper 

Under 10.1.1 a tick is given for sites that would not affect agricultural land and then 
under 10.2.1 a tick is awarded for being brownfield land. In our view this is essentially 
giving two ticks for the same thing, because if a site is not agricultural land it is likely this 
is a brownfield site. The alternative is that it is some form of sports pitch, open space, 
etc., but then it seems inappropriate that these would be elevated for not being 
agricultural land. In our view 10.1.1 should be removed.  

Concern noted that the marking for the efficient use of 
land and maintenance of resource of productive soil 
includes double counting. However the use of two 
scoring categories is required to assess the site for 
efficient use of land (10.1) and maintenance of resource 
of productive soil (10.2). 

29 Harris Lamb Site Selection Background 
Paper 

16.1 Viability – 16.1.1 talks about being viable when CIL is applied. To our knowledge 
Corby are not planning to implement a CIL.  

A decision on the introduction of CIL remains to be taken. 
The evidence previously prepared to support the Draft 
Charging Schedule has been used to inform the 
assessment work. 

31 Historic England Identification of Sites for 
Housing 

Historic England would welcome the opportunity for early involvement with site 
allocations.4 

Comments noted and welcomed. 
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31 Historic England Site Selection Background 
Paper 

The extent to which the historic environment affects the principle of deliverability will 
depend on the particular characteristics of the site/area in question. For example, a 
modest appropriate infill development in a conservation area may have greater 
potential (deliverability) than a suggested development within a designated registered 
park and garden. Therefore our advice should not necessarily be seen as a constraint on 
the delivery of more homes or employment sites, but as means to provide greater 
certainty by clearly identifying at an early stage the likely deliverability of the 
estimations.  The setting of a heritage asset can contribute to its significance, and as 
such potential implications for the setting of a heritage asset need to be considered as 
an integral part of the site identification / appraisal process. As explained by the NPPF 
‘significance can be harmed or lost through alteration or destruction of the heritage 
assets or development within its setting‘(paragraph 132). Where development within 
the setting of a designated heritage asset may harm its significance, it might be 
appropriate to exclude the site at an early stage in the process (the ‘long list’ in this 
case). Conversely, there may be opportunities for new development within 
conservation areas and within the setting of heritage assets to enhance or better reveal 
their significance (NPPF, paragraph 137). Such positive opportunities may also be useful 
to capture as part of the appraisal process. 

GIS based assessments have been carried out on the long 
list of sites to determine the likely significant cultural and 
historic effects (see criteria 7). It is recognised that the 
initial assessment is limited in scope; however, further 
detailed assessment work has been undertaken on the 
short-list of sites as part of the second stage assessments. 
This has been undertaken in consultation with 
Northamptonshire County Council’s Archaeological 
Advisor. 

31 Historic England Site Selection Background 
Paper 

Appendix 4: Detailed Assessment Criteria (Stage 3). Section 7 is welcomed. It would be 
helpful to clarify that this also includes non-designated heritage assets 

Comment noted. Reference is made to ‘local heritage 
assets’ under paragraph 7.2.3. Further clarification can be 
provided in later Sustainability Appraisal reports. 

31 Historic England Site Selection Background 
Paper 

It is not clear if any constraints automatically exclude sites from potential selection, 
such as being within scheduled ancient monuments; an environmental constraints 
exclusion list would provide greater clarity and strength.  

Comment noted. A traffic light scoring system is used and 
where sites score ‘red’ (e.g. where significant constraints 
are identified involving the loss or harm to a heritage 
asset) then as set out in the criteria it would not be 
considered appropriate to take this site further. 

31 Historic England Site Selection Background 
Paper 

Within the ‘Completion of Instructions Background Guidance’ table on pages 28 
onwards, the ‘Cultural heritage’ section is again welcomed. It would be helpful to 
include the following additional wording for greater strength - “Assessment will focus 
on heritage assets and their settings, including scheduled ancient monuments, historic 
parks and gardens, non-designated heritage assets and archaeology, and whether the 
site falls within a Conservation Area, or its setting.” 

Revised suggested wording is noted; however, further 
work is needed before the Council will be in a position to 
publish a local list of non-designated heritage assets. 
Therefore the criteria has not been revised. 

31 Historic England Site Selection Methodology 
Background Paper 

To determine what aspects of the historic environment should be taken into account in 
the assessment of a site’s (housing/employment) potential, the following factors are 
suggested:  

At this stage, GIS based assessments have been 
undertaken against the detailed assessment criteria in 
Appendix 6, with further assessment undertaken on the 
shortlisted sites in consultation with Northamptonshire 
County Council. Specialist advice has also been provided 
be Design Officers as part of the second stage assessment 
process. 

·         All heritages assets should be considered encompassing buildings, 
monuments, sites, places, areas or landscapes identified as having a degree of 
significance meriting consideration in planning decisions, because of their heritage 
interest (archaeological, architectural, artistic or historic). These include designated 
heritage assets and non-designated heritage assets identified by the local planning 
authority (including local listing).  

·         Implications of development (positive and negative) for the setting of a 
heritage asset and its significance should be considered.  

·         The potential archaeological interest of a site should be taken into account.  



16 

·         In considering implications for landscape and townscape character, relevant 
information on the present day historic character of places should be utilised, as for 
example historic landscape characterisation, historic environment assessments, historic 
area assessments, extensive urban surveys and conservation area appraisals, and other 
historic characterisation studies.  

·         The specific consideration of settlement character may also be appropriate, 
as for example whether development would significantly alter the historic settlement 
pattern (positively or negatively).  

It is recommended that the conservation, archaeology and urban design staff at the 
local and county level are involved at an early stage to advise on relevant sources of 
information on the historic environment and heritage assets. This can include data from 
the Historic Environment Record for the area, conservation area boundaries, local 
heritage lists and any historic characterisation studies. 
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APPENDIX 4: LONG LIST OF SITES 
 

 Sites discounted – with the reason 

 Sites to be included in the shortlist of potential sites for further assessment 

 Committed sites with planning permission  

 
SHLAA 
Ref 

Site Name Local 
Plan Ref 

Planning 
Permission 

Planning Application 
Reference 

Result of Initial Sieve New Site Ref 
(HAS) 

13 Car Park, Pytchley Court R2 No     HAS1 

49 Phases 5 & 6, Oakley Vale R11 
(part) 

Yes 11/00252/REM, 
16/00074/REM, 
15/00429/REM 

Site has planning permission   

60 Site west of Geddington Rd J35  No     HAS2 

68 Corus Tube Works   No     HAS3 

71 Southern Gateway, Little Colliers Field   In principle 
support 

15/00479/REM & 
14/00088/OUT (adj) & 
17/00367/DPA (in principle 
support) 

  HAS4 

84 Site adjacent to Brooke Weston CTC, Coomb Road   No     HAS5 

85 Site near Bangrave Road   No     HAS6 

92 Site adjacent to St Patrick's Primary School   No     HAS7 

96 General Open Space, off Stanion Lane L9 No     HAS8 

97 Stavangar Close Recreation Ground   No     HAS9 

116 British American Tobacco Land   No     HAS10 

119 Site near Holbein Walk   No     HAS11 

133 Site near Gretton Brook Road   No     HAS12 

140 Site near Seaford Walk   No     HAS13 

142 British American Tobacco Land   No     HAS14 

149 Ollerton Walk incl. playground   No     HAS15 

150 South of Copenhagen Rd   No     HAS16 

153 North of Headway, Sedge Close J9 No     HAS17 

154 Site near Copenhagen Road   No     HAS18 

156 Site West of Medlicott Close J8 (part) No     HAS19 

158 Stamford Rd Cricket Ground   No     HAS20 

163 14 Darley Dale Road, Off Studfall Avenue   No   Below 0.25ha threshold   

165 Shetland Way Recreation Ground   No     HAS21 

170 Site near Applegarth Close   No     HAS22 

171 Site near Oakley Road   No     HAS23 
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174 Land at Danesholme Local Centre   No     HAS24 

177 Site North of A6014 roundabout J11  Yes 15/00111/DPA Site has planning permission   

180 Site near Stalbridge Walk   No     HAS25 

182 Site near Larratt Road L29 No     HAS26 

194 Young King's Wood, Alberta Close   No     HAS27 

202 Site North of Great Folds Rd   No     HAS28 

205 Torksey Close, adj. CDC Plots J7 (adj) No     HAS29 

206 Allotments off Eskdale Avenue, south of Occupation Rd   No     HAS30 

211 Builders yard (rear of Garden Centre), Rockingham Rd   No     HAS31 

213 Site near Sower Leys, off Harlech   No     HAS32 

214 Derwent Walk Playing field L10 No     HAS33 

216 Site near Cottingham Road, off Abington Road and Kingsthorpe Avenue   No     HAS34 

223 Site near Tavistock Square, off Counts Farm Road   No 14/00361/DPA (adj)   HAS35 

231 Rear of 28-33 Flensburg Close   No 12/00357/DPA (adj)   HAS36 

232 Site near Holmfirth Walk and Helmsey Way   No     HAS37 

239 Site near Beatty Gardens   No     HAS38 

243 Site near Studfall Avenue   No     HAS39 

244 Site near Vian Way   No     HAS40 

245 Back Gardens of 4b, 6 & 8 Kettering Road, Weldon   No     HAS41 

253 Land at end of Minden Close   No     HAS42 

254 Site near Alberta Close   No     HAS43 

258 Land between Colyers Avenue and Dunedin Road   No     HAS44 

259 Back Gardens of 4-9 Home Close, Great Oakley   No     HAS45 

263 Site near Dolver Close   No     HAS46 

266 Land north of Brunel Rd J5 (part) No     HAS47 

269 Site near Grantham Walk   No     HAS48 

272 Universal Salvage site, Gretton Brook Rd   No     HAS49 

274 Hawthorne Walk recreation ground   No     HAS50 

276 Site near Southall Rd   No     HAS51 

278 Back Gardens of 12 & 18 Brooke Road & 11 Hay Close, Great Oakley   No     HAS52 

283 South of Wharfdale Rd recreation ground   No     HAS53 

288 Land adjacent to British American Tobacco   No     HAS54 

293 Site near Wimbourne Walk   No     HAS55 

298 137 Corby Road, Weldon   No   Below 0.25ha threshold  

301 Site East of Dash Farm Close, Weldon R16 No     HAS56 

308 Universal Salvage site, Gretton Brook Rd   No     HAS57 

310 Raleigh Close   No     HAS58 
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311 Kingsley Drive playground   No     HAS59 

313 Off Blake Road   No     HAS60 

315 End of Home Farm Close, Great Oakley   No     HAS61 

317 The Willows, Water Lane, Weldon   No     HAS62 

318 4 Brooke Road, Great Oakley   Application 
pending 

15/00444/DPA   HAS63 

319 Back Gardens and land to the rear of 12, 13 & 14 Home Farm Close, Great Oakley   No     HAS64 

321 Land off Brooke Rd, Great Oakley   No     HAS65 

322 Sarrington Road playground   No     HAS66 

324 Off Carlton Place   No     HAS67 

329 St Patrick's Primary and Nursery School, Patrick Road   No   Below 0.25ha threshold   

330 Back Garden of 24 Brunswick Gardens, Corby   No     HAS68 

331 Back Garden of 19A Kingswood Place, Corby   No     HAS69 

332 Land North of Corby Road, Weldon   No     HAS70 

337 West of Larratt Road allotment gardens, Larratt Road, Weldon   No     HAS71 

340 British American Tobacco Land   No     HAS72 

342 Blake Road/Beardsley Court   No     HAS73 

347 Off Southbrook, Kingswood   No   Below 0.25ha threshold  

348 Garage Court, Lindisfarne Road   No     HAS74 

350 Adjacent to Little Learners Childcare, Our Ladys Roman Catholic Junior and Infant 
School, off Occupation Road 

  No   Below 0.25ha threshold  

351 St Brendan's Catholic Primary School, Beanfield Avenue   No   Below 0.25ha threshold   

355 Home Farm, Home Farm Close, Great Oakley   No     HAS75 

360 Play Area, Orchard Close, Weldon   No     HAS76 

362 Play Area, Waver Close   No     HAS77 

364 Garage Court, Swale Close   No     HAS78 

373 Alternative SUE SW Corby   No   JCS strategic site (Ref 21)  

932 Land at Southfield Road, Gretton   No     HAS79 

936 Land south of Cottingham Hall, Cottingham   No Refused at appeal, 
14/00094/OUT & 
15/00005/REF 

  HAS80 

957 Weldon Park Phase 2   No   JCS strategic site (Ref 12)  

959 Land at Kettering Road, Stanion   No     HAS81 

960 Land at Longcroft Road, Stanion L8 No     HAS82 

961 Land to the North of Brigstock Road, Stanion   Application 
refused but 
appeal in 
progress 

16/00066/OUT   HAS83 
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962 Land Adjoining Stanion Village Hall, Brigstock Road, Stanion   No     HAS84 

963 Land rear of Willow Lane, Stanion   No     HAS85 

964 Land at Willow Lane, Stanion   No     HAS86 

965 Land at New Grange Farm, Stanion   No   JCS strategic site (Ref 26)  

966 Glebe Farm, Church Street, Weldon   In principle 
support 

16/00370/DPA (in principle 
support) 

  HAS87 

968 Land at Walnut Close, Weldon   No     HAS88 

969 Land at Larratt Road, Weldon L29 No     HAS89 

970 Land at Kettering Road, Weldon   No     HAS90 

971 Land adjoining Stone Cottages, Harringworth Road, Gretton   No     HAS91 

979 West Glebe Allotments, West Glebe Road   No     HAS92 

1011 South Lodge, Corby Road, Gretton   No     HAS93 

1018 Land adjacent to Corby Road (A427)   No   JCS strategic site (Ref 91)  

1057 Land around Great Oakley Cricket Ground P10(L) No     HAS94 

1060 Land South of Great Oakley   No   JCS strategic site (Ref 25)  

1083 South East of Corby, adjoining the R8 site and the new A43 Corby Link Road (CLR)   No   JCS strategic site (Ref 9)  

1167 Site to west of A6003   No   JCS strategic site (Ref 7)  

1168 Woodlands Lane P16(E) No     HAS95 

1169 Site off A6116   No   Site is greater than 500 dwelling 
threshold 

 

1171 West Corby SUE   No   JCS strategic site (Ref 7)  

2001 Maple House, Canada Square   No     HAS96 

2002 Oundle Road, Weldon R17 No    HAS97 

2003 Oakley Vale (Phases 8 & 9)   Application 
pending 

15/00138/OUT Site is greater than 500 dwelling 
threshold 

 

2005 Off Willow Lane, Stanion   Yes 14/00135/OUT & 
15/00010/REF 

Site has planning permission   

2007 Car storage site, Willowbrook North, Genner Road J13 & J14 
(part) 

No   Site is greater than 500 dwelling 
threshold 

 

2008 Ex Sludgebeds & Former Tarmac Land J19 & J20 
(part) 

Yes 15/00029/REM Site has planning permission   

2009 Princewood Road J36  Yes 07/00267/DPA & 
11/00027/TLE 

Site has planning permission   

2010 Mayland Road, Earlstrees Industrial Estate J33 & 
NC13 

No     HAS98 

2011 Butland Road, Oakley Vale   No     HAS99 

2014 Camsdale Walk, Middleton   No     HAS100 

2015 Ashley Road, Middleton   Yes 13/00356/DPA & 
14/00007/NONDET 

Site has planning permission   
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2016 Off Ashely Road, Middleton   No     HAS101 

2018 Land Off Latimer Close, Gretton   No     HAS102 

2019 Corby Road, Gretton   Application 
pending 

16/00173/OUT   HAS103 

2020 Former Our Lady Pope John RC Secondary School, Tower Hill Road   Application 
pending 

11/00215/OUT (lapsed 
permission) & 17/00667/DPA 
(pending) 

  HAS104 

2021 Torksey Close, Oakley Hay J7 (part) No     HAS105 

2030 Land at Station Road, Corby   In principle 
support 

17/00663/DPA    HAS106 

2031 Butland Road open space, Oakley Vale   No     HAS107 

2034 4 Water Lane / Corwell Rifle and Pistol Club, Bangrave Road P13(V) No     HAS108 

2035 Beanfield School   Yes 13/00242/OUT Site has planning permission   

2037 Parkland Gateway   No     HAS109 

2039 Kingswood School   Yes 13/00241/OUT & 
16/00170/DPA 

Site has planning permission   

2040 North of Birchington Road J23  Yes 15/00119/OUT Commitment, under construction   

2045 Pen Green Lane R4 No     HAS110 

2046 Kingswood Playing Field   No     HAS111 

2050 Between Arnhill Road and Hatton Lane, Gretton P13(V) No     HAS112 

2052 Town Centre South Eastern Gateway, Elizabeth Street   Application 
pending 

16/00447/DPA    HAS113 

2054 Stanion Lane Plantation   Yes 12/00259/OUT Site has planning permission   

2055 Centrix Park J14 (part) No   Site is greater than 500 dwelling 
threshold 

 

2056 Cockerell Road   No   JCS strategic site (Ref 14)  

2057 Genner Road   Application 
pending 

15/00320/COU   HAS114 

2058 Courier Road   No     HAS115 

2060 Restored Quarry, Genner Road   No     HAS116 

2061 North and South of Sondes Road J12 (part) Yes 06/00118/OUT & 
10/00446/REM 

Commitment, under construction   

2117 Gretton Glebe - Land North of Station Road, Gretton (West of the Vicarage) P13(V) No     HAS117 

 TA Building, corner of Elizabeth Street and Alexandra Road   No     HAS118 

 Land off Kirby Road, Gretton   No     HAS119 

 Club 2000   Yes 14/00361/DPA Site has planning permission   

 Corby Road, Weldon   Yes 10/00450/REM & 
07/00100/OUT (& 
07/00009/REF) 

Commitment, under construction   

 Alexandra Road   Yes 12/00430/TLE (08/00394/DPA 
& 09/00011/REF) 

Site has planning permission   
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 Cardigan House   Yes 13/00073/DPA OR 
14/00258/PAC3 

Site has planning permission   

 The Lodge, 88 Weldon Road, Corby   Yes 14/00492/DPA Site has planning permission   

 Hazelwood House, Forest Gate Road   Yes 14/00029/OUT Site has planning permission   

 Longhills  J12  No     HAS120 

 Barn Close  J20  No     HAS121 

 Land east of Corby Water Recycling Centre, Weldon Road  J26  No     HAS122 

 Seymour Plantation  J27  Yes 06/00053/REM Commitment, under construction   

 Cronin Road  J30  No     HAS123 

 Princewood Road  J36  No     HAS124 

 West of Stanion R8 Yes 04/00442/OUT (and various 
reserved matters) 

Commitment, under construction   

Part 
2045 

Western Land at Pen Green R4 No     HAS125 

 Land off Windmill Close, Cottingham  No     HAS126 

 Land at Church Street, Weldon  No     HAS127 

 Land at Hatton Lane, Gretton  No     HAS128 

 Land between Ashley Road and Glover Court, Middleton (site 2)  No     HAS129 

 Land off Elizabeth Street  No   HAS130 

 Pluto, Gainsborough Road  Application 
pending 

14/00414/DPA  HAS131 

 Cheltenham Road  Application 
pending 

18/00365/REG3  HAS132 
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APPENDIX 5: MAP SHOWING LONG LIST OF SITES FOR DETAILED ASSESSMENT 
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APPENDIX 6: DETAILED ASSESSMENT CRITERA (ASSESSMENT STAGE 3) 
 

SA TOPIC SA OBJECTIVE DECISION MAKING CRITERIA SYMBOL 

SUITABILITY 

1. Accessibility  To improve accessibility and 

transport links from 

residential areas to key 

services, facilities and 

employment areas and 

enhance access to the natural 

environment and recreation 

opportunities 

1.Accessibility 

1.1 

Employment  

1.2 

Healthcare  

1.3 Primary 

School  

1.4 Leisure 

Centre or 

attraction  

1.5 Shopping 

Centre 

Overall score   

Walkable – 

employment 

centre close 

by (within 1 

mile) 

Within 1 

mile of 

doctors 

surgery 

Within 1 

mile of 

primary 

school 

Within 1 mile of 

leisure centre or 

attraction 

Within 1 mile 

of shops 

11-15 = Good 

proximity to 

services  

 

Employment 

centre on bus 

route (hourly 

frequency or 

better) 

Between 1-3 

miles of 

doctors 

surgery  

and/or bus 

route  

Between 1-3 

miles of 

primary 

school 

and/or bus 

route 

Between 1-3 

miles of leisure 

centre or 

attraction 

and/or bus route  

Between 1-3 

miles of shops 

and/or bus 

route 

6-10 = Medium 

proximity to 

services 

 

Access difficult 

without a car 

Greater than 

3 miles from 

doctors 

surgery and 

Greater than 

3 miles from 

primary 

school and 

Greater than 3 

miles from a 

leisure centre or 

attraction and 

Greater than 

3 miles from 

shops and not 

directly on 

bus route 

5 = Poor 

proximity to 

services 
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not directly 

on bus route  

not directly 

on bus route 

not directly on 

bus route 

Housing Ensure that new housing 

provided meets the needs of 

the area, provide affordable 

and decent housing for all 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. 

N/A 

2. Health Improve overall levels of 

physical, mental and social 

well-being, and reduce the 

disparities between different 

groups and different areas 

2.1 Recreational facilities 

2.1.1 Would provide new existing sporting or recreational facilities, including allotment land  

2.1.2 Not result in the loss of any indoor or outdoor sporting or recreational facilities - 

2.1.3 Result in the loss of existing indoor or outdoor sporting or recreational facilities, including 

important amenity areas or allotment land, but could be mitigated  

 

2.2 Health and Safety 

2.2.1 Not within the specified consultation zone of a notifiable installation (Health and Safety 

Executive) 

- 

2.2.2 Within the specified consultation zone of a notifiable installation – development however is 

unlikely to be precluded   

 

2.2.3 Within the specified consultation zone of notifiable installation – development likely to be 

precluded 

 

Crime To improve community safety, 

reduce the incidences of crime 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. 

N/A 
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and the fear of crime - a safe 

place to live 

3. Community Value and nurture a sense of 

belonging in a cohesive 

community whilst respecting 

diversity 

3.1 Impact on community facilities  

3.1.1 Results in an increase in facilities   

3.1.2 Site will have no specific impact on community facilities other than those specified by Criterion 

2.1 

- 

3.1.3 Development would result in the loss of a community facility  

Skills To improve overall levels of 

education and skills 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 

4. Liveability To create healthy, clean and 

pleasant environments for 

people to enjoy living, working 

and recreating in and to 

protect and enhance 

residential amenity. 

4.1 Liveability - Noise and Odour 

4.1.1 Greater than 1km away from any source of noise (main road, railway or other major source), 

odour or major source of air pollution 

 

4.1.2 Between 100m and 1km from any source of noise. Unlikely to be affected by any source of 

unpleasant odour or major source of air pollution  

- 

4.1.3 Less than 100m from any source of noise. May be affected by any source of unpleasant odour 

and/or major air pollution. 

 

4.2 Residential amenity 

4.2.1 Development would be positive to the existing surrounding residential amenity by removing 

disruptive features associated with the current use(s) of the site. (e.g. noise and/or odour; disruptive 

to the existing residential amenity or surrounding vehicular or pedestrian traffic) 
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4.2.2 The site is within a predominantly residential area and therefore likely to have good residential 

amenity 

 

4.2.3 The site is within a mixed use area - 

4.2.4 The site is within a predominantly non-residential area where there is a potential for 

disruption to residential amenity 

 

5. Biodiversity To protect, conserve and 

enhance biodiversity, 

Geodiversity, wildlife habitats 

and green infrastructure to 

achieve a net gain and to 

avoid habitat fragmentation 

5.1 Impact of development on bio-diversity  

5.1.1 Not within an area of sensitivity or within an area of low sensitivity  - 

5.1.2 Within an area of medium sensitivity   

5.1.3 Within an area of high sensitivity   

5.2 Impact of development on a protected species or on a site recognised for its wildlife or geological 

importance  

5.2.1 The site has no known wildlife or geological interest  

5.2.2 The site has some biodiversity interest although mitigation will allow development of at least 

some of the site 

- 

5.2.3 The site is designated as a Local Wildlife Site or Ancient Woodland – it may be possible for 

some of the site to be developed with appropriate mitigation 

 

5.2.4 Significant constraints such that it is not considered appropriate for development to take 

place. Lead to permanent disturbance of known protected species and extensive land take of their 

habitat or significant impact on SSSIs. Fragment acknowledged areas of habitat 

 

6. Landscape 6.1 Impact on visual landscape 
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To protect and enhance the 

quality, character and local 

distinctiveness of the natural 

and cultural landscape and 

the built environment 

6.1.1 Within an area of low sensitivity or not within an area of sensitivity  - 

6.1.2 Within an area of medium sensitivity   

6.1.3 Within an area of high sensitivity   

6.2 Impact on existing form of the settlement 

6.2.1 Development would have a significant positive effect on the existing form and character of the 

settlement, (e.g. opportunities for gateway development, bringing forward the development of 

derelict land in prominent locations) 

 

6.2.2 Development would have a neutral effect on the existing form and character of the settlement - 

6.2.3 Development of the site would have a significant negative effect on the existing form and 

character of the settlement (e.g. the development would adversely affect the setting of a listed 

building or prominent vistas/view lines) but mitigation should be possible  

 

6.2.4 There are severe constraints (e.g. development would result in coalescence with neighbouring 

settlements or is detached from the existing built up area)  

 

6.3 Impact on existing character and setting of the settlement 

6.3.1 The site would result in the loss of open space or land which is significant to the character, 

form or setting of the settlement 

 

6.3.2 The site would not result in the loss of open space or land which is significant to the character, 

form or setting of the settlement 

- 

7. Cultural 

Heritage 

Protect and enhance sites, 

features and areas of 

historical, archaeological, 

7.1 Impact on Cultural Heritage 

7.1.1 Not within an area of sensitivity or within an area of low sensitivity - 
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architectural and artistic 

interest and their settings 

7.1.2 Within an area of medium sensitivity  

7.1.3 Within an area of high sensitivity  

7.2 Impact on designated heritage asset 

7.2.1 Development would be positive by enhancing a designated historic asset (e.g. removing 

unattractive features to enhance the setting or ensuring the survival of a designated asset) 

 

7.2.2 Have no effect on any heritage assets - 

7.2.3 Constraints identified although it may be possible for some development with appropriate 

mitigation (e.g. development within a conservation area or the setting of a listed building or 

development affecting a local heritage asset) 

 

7.2.4 Significant constraints identified such that it is not considered appropriate for development to 

take place (e.g. development involving the loss of or harm to a designated heritage asset or on a 

SAM) 

 

7.3 Archaeology 

7.3.1 Site has no archaeology or archaeological activity or the site has had archaeology excavated in 

advance of current buildings or previous quarrying practices. 

 

7.3.2 No known archaeology or archaeological activity. Site may have some potential for activity but 

the area has never been archaeologically investigated. 

- 

7.3.3 Site has real potential for archaeological activity due to any visual features found on the land 

(e.g. cropmarks, significant artefact finds, etc.) 

 

7.3.4 Site has significant archaeological activity such that it is not considered appropriate for 

development to take place 
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Climate 

Change 

Reduce the emissions of 

greenhouse gases and the 

impact of climate change 

(adaptation) 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. Other objectives such as Water Conservation and Management 

contribute to addressing climate change. 

N/A 

Air To maintain or improve local 

air quality 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. 

N/A 

8. Water  Maintain or improve the 

quality of ground and surface 

water resources and minimise 

the demand for water 

8.1 Impact on water resources  

8.1.1 Not located on a ‘Major High’ permeable strata - 

8.1.2 Be located on a ‘Major High’ permeable strata   

9. Natural 

Hazard 

Reduce the impact of flooding 

and avoid additional risk 

9.1 Impact on flood risk  

9.1.1 The site is outside a designated flood zone  

9.1.2 The site is entirely located in or is partly affected by a zone 1 flood risk area / and or entirely 

located in or is partly affected by a zone 2 flood risk area / and or is partly affected by a zone 3 flood 

risk area. 

 

9.1.3 The site is entirely located within a zone 3 flood risk area  

10. Soil and 

Land 

Ensure the efficient use of 

land and maintain the 

resource of productive soil 

10.1 Agricultural land 

10.1.1 Development would not affect any agricultural land   

10.1.2 Development is not likely to result in the loss of best and most versatile agricultural land 

(grades 1, 2, or 3a) 

- 

10.1.3 Development is likely to result in the loss of best and most versatile agricultural land  
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10.2 Previously developed land 

10.2.1 The site is brownfield  

10.2.2 A significant proportion of the site is brownfield  - 

10.2.3 The site is predominately greenfield   

10.3 Land Stability 

10.3.1 There are no known land stability issues in the area  

10.3.2 There are potential land stability issues in the area - 

10.3.3 There are known land stability issues in the area  

10.4 Land Contamination 

10.4.1 There are no known land contamination issues   

10.4.2 There are potential land contamination issues  - 

10.4.3 There are known land contamination issues   

11. Minerals Ensure the efficient use of 

minerals and primary 

resources 

11.1 Impact on minerals stock  

11.1.1 The site is located outside of land allocated for mineral extraction and/ or a sand and gravel 

safeguarding area as stated in the Northamptonshire Minerals Local Plan 

 

11.1.2 The site is partially located on land allocated for mineral extraction and/ or a sand and gravel 

safeguarding area as defined in the Northamptonshire Minerals Local Plan 

- 
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11.1.3 The site is entirely located on land allocated for mineral extraction and/ or a sand and gravel 

safeguarding area as defined in the Northamptonshire Minerals Local Plan 

 

Energy Use To mitigate climate change by 

minimising carbon based 

energy usage by increasing 

energy efficiency and to 

develop North 

Northamptonshire’s 

renewable energy resource, 

reducing dependency on non-

renewable resources. 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. 

 N/A 

Waste To reduce waste arising and 

increase reuse, recycling and 

composting 

All sites are likely to offer similar opportunities to meet this objective; it is not therefore a criterion 

for choosing between sites. 

N/A 

12. 

Employment 

Maintain and enhance 

employment opportunities  

and to reduce the disparities 

arising from unequal access to 

jobs 

12.1 Impact on employment 

12.1.1 Development on the site will result in the loss of employment (e.g. will involve the loss of jobs 

from any use currently on the site or result in the loss of employment land from an existing 

employment estate) 

 

12.1.2 Site will have no impact on employment provision - 

Wealth 

Creation  

Retain and enhance the 

factors which are conducive to 

wealth creation, including 

personal creativity, 

infrastructure and the local 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 
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strengths and qualities that 

are attractive to visitors and 

investors 

13.Town 

Centres 

Protect and enhance the 

vitality and viability of town 

centres and market towns 

13.1 Impact on town centre  

13.1.1 The site will provide housing in the town centre which will increase the vitality of the area for 

example by introducing an active frontage or utilising under-used space 

 

13.1.2 The site will have no impact on the town centre - 

13.1.3 The site would result in the loss of a main town centre use (e.g. active primary retail frontage)  

14. PHYSICAL LIMITATIONS 

N/A N/A 14.1 Physical Constraints 

14.1.1 The site has no obvious physical constraints   

14.1.2 The site has physical constraints that can be mitigated (e.g. TPOS, existing buildings) - 

14.1.3 The site has constraints that cannot be mitigated (e.g. extremely steep slopes, gas pipeline)  

14.2 Ease of utility provision 

14.2.1 Very easy to service (score of 5 from SHLAA)  

14.2.2 Easy, average or moderately easy (score of 4, 3 or 2 from SHLAA) - 

14.2.3 Least easy to service (score of 1 from SHLAA)  

14.3 Existing Use 
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14.3.1 Site is vacant   

14.3.2 Site is in active use but will not need to be relocated (e.g. existing residential garden) - 

14.3.3 Site is in current active use which may need to be relocated (e.g. business or community use 

includes recreational open space) 

 

14.4 Vehicular access 

14.4.1 No known constraints to vehicular access  

14.4.2 Vehicular access unsuitable and or restrictive but possible through effective mitigation  

14.4.3 Vehicular access is very constrained and would require a very high level of mitigation/is not 

possible 

 

15. AVAILABILITY 

N/A N/A 15.1 Site ownership  

15.1.1 The site is held by a developer or landowner willing to develop, or the site already has 

planning permission (score of 5 from SHLAA) 

 

15.1.2 Ownership is unknown (score of 3 or 2 from SHLAA), or owner has not been contactable. - 

15.1.3 Site is known to be in complex or multiple ownership (score of 0 from SHLAA), or there are 

ownership issues that need to be resolved such as tenancy agreements 

 

15.1.4 Site is owned by a landowner who is known to be unwilling to develop their land.  

16. ACHIEVABILITY 
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N/A N/A 16.1 Viability  

16.1.1 Evidence prepared as part of the CIL draft charging schedule indicates a higher residential 

charge could be levied on this site if the rates were adopted (taking account of CSH Level 3, CIL, 

S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 

 

16.1.2  Evidence prepared as part of the CIL draft charging schedule indicates a nominal residential 

charge could be levied on this site is the rates were adopted (taking account of CSH Level 3, CIL, 

S106, Lifetime Homes and 30% affordable Housing (85:15 tenure split)) 

- 
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Background Guidance 

Site: To be assigned reference 

Criteria Methodology for Assessment Score 

Accessibility Assessment based on distance to employment centres, healthcare, primary 

schools, leisure centres and local shops. Assessment to be undertaken using 

GIS.  Proximity to employment in this regard means proximity to industrial 

estates (e.g. Earlstrees Industrial Estate). Information on doctor’s surgery, 

primary schools and bus routes will be derived from Northamptonshire 

County Council’s Interactive Mapping.  Each site will be awarded a score of 1 

to 3 in respect of its proximity to each service with a score of 3 indicating 

that proximity to a particular service is ‘good’ whilst scores of 2 and 1 

represented ‘medium’ and ‘poor’ access respectively. The individual scores 

will then be added together to provide an overall score. For example, a total 

score within the range of 11 to 15 would result in an overall assessment of 

‘good’ for residential development. 

 

Recreational 

facilities 

Assessment will be undertaken using GIS. Sporting and recreational facilities 

are taken to include gyms and leisure centre, important amenity areas, 

allotments etc. 

 

Health and safety Assessment will be undertaken using GIS. This criterion will assess the 

development sites that may be entirely or largely precluded due to their 

proximity to a notifiable installation. Some sites may be able to mitigate this 

by restricting certain size, types or amount of development. 

 

Community 

facilities 

Assessment will be undertaken using GIS. Community facilities include those 

outlined in the National Planning Policy Framework e.g. local shops, meeting 

places, sports venues, cultural buildings, public houses and places of 

worship. 

 

Liveability Assessment will primarily focus on the proximity to major roads, railway 

lines, and existing employment uses. Where a site is located adjacent or in 

close proximity to a pollution source an ‘amber’ score will be given in the 

assessment. As a second stage assessment, Environmental Health will be 

consulted on each individual site regarding noise, air and odour pollution. 

This will be accounted for in the overall assessments. 

 

Residential 

amenity 

This assessment for housing development is based on development 

removing disruptive features associated with the sites current use (e.g. noise 

or odour). 

 

Biodiversity 

sensitivity  

The RNRP Environmental Sensitivity Consolidation study brought together 

earlier studies to identify areas of high, medium or low sensitivity of three 

landscape elements (visual landscape, biodiversity and cultural heritage) in 

relation to their potential to accept mixed use development. This has been 

 

http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1134
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supplemented by the Assessment of Potential Housing Sites. The data in 

these documents will be used to determine the sensitivity score. 

Biodiversity impact 

on species or 

recognised site  

A two-staged assessment will be undertaken.  The first stage is desk based 

assessment based on GIS mapping and officer knowledge to determine if the 

site is likely to affect a site of international or national importance; land 

designated as a Local Nature Reserve, local wildlife site, or local geological 

site; a potential wildlife site; and/or protected species. This will be followed 

by a second stage assessment in consultation with specialists as part of the 

design surgeries. 

 

Visual landscape  The RNRP Environmental Sensitivity Consolidation study 

(www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought 

together earlier studies to identify areas of high, medium or low sensitivity 

of three landscape elements (visual landscape, biodiversity and cultural 

heritage) in relation to their potential to accept mixed use development. 

This has been supplemented by the Assessment of Potential Housing Sites. 

The data in these documents will be used to determine the sensitivity score. 

 

Existing form of 

the settlement 

This will focus on identifying the likelihood of coalescence, the impact on 

prominent views or vistas, detachment from the settlement (e.g. due to a 

main road or railway), the setting of a listed building, and the opportunity to 

enhance the gateway into a settlement through, for example, the 

redevelopment of a prominent brownfield site. 

 

Character and 

setting of the 

settlement 

Assessment will be undertaken using GIS. Effects on character and setting of 

the settlement including the loss of designated open space. 

 

Cultural heritage Assessment will focus on heritage assets including scheduled ancient 

monuments, historic parks and gardens, and whether the site falls within a 

conservation area. 

 

Archaeology Two staged assessment will be undertaken.  The first stage is desk based 

assessment based on GIS mapping and officer knowledge to determine if the 

site is likely to affect a site of archaeological interest including scheduled 

ancient monuments, historic parks and gardens, and whether the site falls 

within a conservation area. The second stage of assessment will involve 

consultation with the archaeology department at Northamptonshire County 

Council regarding this assessment to comment on individual sites as to 

whether there was the presence or possible presence of archaeology or 

archaeological activity on the site. 

 

Water The impact on water resources will be assessed on the groundwater 

vulnerability of a site. A site located on a major high permeable strata has a 

higher ground water vulnerability and therefore will score as amber. 

 

http://www.corby.gov.uk/sites/default/files/LDF%20Background%20Paper-%20Assessment%20of%20Potential%20Housing%20Sites%20Visual%20Biodiversity%20and%20Heritage%20Impact%20(February%202010).pdf
http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1134
http://www.corby.gov.uk/sites/default/files/LDF%20Background%20Paper-%20Assessment%20of%20Potential%20Housing%20Sites%20Visual%20Biodiversity%20and%20Heritage%20Impact%20(February%202010).pdf
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Flood Risk Sites where development would be entirely within flood zone 3 are scored 

red. In practice the assessment indicates that whilst a number of sites on the 

short list include land within zones 2 and 3 the designation applies to a 

limited area of the site. Such land may well provide opportunities for 

development on the undesignated section and for ancillary uses such as 

recreation and biodiversity enhancement within the designated part. 

Assessment will be undertaken using the latest GIS layers from the 

Environment Agency1. 

 

Agricultural land The Agricultural Land Classification system defines the best and most 

versatile land as Grades 1, 2 and 3a. This is the land which is most flexible, 

productive and efficient in response to inputs and which can best deliver 

future crops for food and non-food uses such as biomass and 

pharmaceuticals. There is also grade 3b and 4 agricultural land. ALC maps 

are available at www.magic.gov.uk. These maps, however, do not distinguish 

between Grade 3a and Grade 3b land and for the purposes of the 

assessment a precautionary approach has therefore been adopted with any 

area of Grade 3 land assumed to include best and most versatile land (i.e. 

Grade 3a).  

 

Previously 

developed land 

Assessment will be based on the definition in the National Planning Policy 

Framework based on SHLAA/officer knowledge. 

 

Land stability Second stage assessment with Environmental Health Officers for individual 

sites as insufficient information available to assess land stability using GIS. 

The assessment is based on the Coal Authority maps. 

 

Land 

contamination  

Second stage assessment with Environmental Health Officers for individual 

sites as insufficient information available to assess land contamination using 

GIS. The assessment is based on historic maps held by Environmental Health 

and the Environment Agency’s website “What’s in your backyard?” 

 

Minerals and 

waste 

The Northamptonshire Minerals and Waste Local Plan allocates sites for 

mineral and waste development. The maps identifying land allocated for 

minerals extraction of sand and gravel safeguarding will be used to assess 

the impact of development. 

 

Employment Housing sites have been assessed regarding impact on employment. Housing 

may in some cases result in the loss of employment sites resulting in 

possible reduced employment opportunities and disparities. GIS, Google 

maps, council tax and land searches will be used to assess this criterion.  

 

                                                           
1 Environment Spatial Data Catalogue ‘Flood Map for Planning – Flood Zones 2 & 3’ (layers accessed and downloaded 14/10/2016) 
http://environment.data.gov.uk/ds/catalogue/index.jsp#/catalogue 

http://www.magic.gov.uk/
https://www.groundstability.com/public/web/home.xhtml
http://apps.environment-agency.gov.uk/wiyby/default.aspx
http://www.northamptonshire.gov.uk/en/councilservices/Environ/planning/policy/minerals/Documents/PDF%20Documents/Cabinet%20Report%20MWLP%20Adoption%20Sep14%20Appendix2.pdf
http://environment.data.gov.uk/ds/catalogue/index.jsp#/catalogue
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Town Centre Housing provided in the town centre is likely to increase vitality of the area 

where it does not result in the loss of a main town centre use as outlined in 

the National Framework. 

 

Physical 

Constraints 

This criterion focuses on constraints that can be mitigated (TPO’s, existing 

buildings) and constraints that cannot be mitigated (steep slopes, gas 

pipelines) however some sites may be affected by major constraints only on 

part of the site, leaving part of the site developable, in such cases sites will 

be scored a yellow.  

 

Ease of Utility 

Provision 

In preparing the 2011 update to the SHLAA, electricity, gas, water and 

phone/cable infrastructure providers were contacted and asked to grade 

settlements according to the ease with which these could be serviced. 

Responses were received from Central Networks, National Grid and Anglian 

Water whilst the Strategic Flood Risk Assessments were used to provide 

scores for surface water. It was not possible to obtain updates from 

telecommunications companies and the scores in the earlier 2009 SHLAA 

were therefore used. An average utilities score for each settlement was 

generated from the information to provide an overall ‘ease of utility 

provision’ score. The assessment concluded that all of the Growth Towns 

and Market Towns are ‘average’ to service and consequently, based on the 

findings of the study it has not been possible to conclude from the evidence 

that any location offers an advantage over other locations in terms of ease 

of utility provision and all sites have therefore been assessed as yellow. 

 

Existing Use Local knowledge, GIS, Google maps, council tax and land searches will be 

used to assess this criterion. Sites that are vacant are scored green as they 

are likely to come forward quicker and more easily. 

 

Vehicular access Two staged assessment will be undertaken.  The first stage is desk based 

assessment based on officer judgement of the adequacy of potential access 

points into the site and the capacity of the highway network to 

accommodate the proposed scale of development.  This will be followed by 

a second stage assessment in consultation with Northamptonshire County 

Council as part of the design surgeries.  

 

Site Ownership National Planning Policy Guidance indicates that a site is considered 

available, when, on the best information available there is confidence that 

there are no legal or ownership problems. This will often mean that the land 

is controlled by a developer or landowner who has expressed an intention to 

develop, or the landowner has expressed an intention to sell. The 

assessment will be based on information in the North Northamptonshire 

SHLAA for housing sites and the Northamptonshire SELA for employment 

land. This information will be updated for individual sites where further 

information is available. All known landowners will be contacted following 

land registry searches in relation to proposed allocations. 
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Viability Although Corby Borough Council does not have a CIL charging schedule in 

place, sites will be scored using data from the Community Infrastructure 

Levy: Viability Study2 that went on to inform the North Northamptonshire 

Joint Core Strategy Pre-Submission Plan Viability Study Update3 produced by 

BNP Paribas Real Estate on behalf of Corby Borough Council and the North 

Northamptonshire Joint Planning Unit. The viability study tested various 

typologies and scenarios to determine the most appropriate CIL charging 

levels across the borough, whilst taking account of the emerging planning 

policy requirements in the Joint Core Strategy; i.e. CSH Level 3, CIL, S106, 

Lifetime Homes and 30% affordable housing (85:15 tenure split social rent 

and affordable rent: intermediate tenures). The study split the borough into 

two charging zones; the first where a higher level of CIL for residential uses 

is viable and the second where viability is marginal therefore only a nominal 

charge could be levied. The study acknowledges that sites which are 

identified as having marginal or challenging viability could benefit from a 

flexible approach to the requirement for affordable housing. 

 

Conclusion: 

 

 

  

                                                           
2 http://www.corby.gov.uk/sites/default/files/CIL%20Viability%20Study.pdf 
3 http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf 

 

http://www.corby.gov.uk/sites/default/files/CIL%20Viability%20Study.pdf
http://www.corby.gov.uk/sites/default/files/CIL%20Viability%20Study.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.corby.gov.uk/sites/default/files/CIL%20Viability%20Study.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
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APPENDIX 7: DETAILED SITE ASSESSMENT MATRIX (SEE SEPARATE SPREADSHEET) 
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APPENDIX 8: INDIVIDUAL SITE ASSESSMENTS FOR SHORTLISTED SITES 

HAS4 Southern Gateway, Little Colliers Field 

  

BACKGROUND 

SHLAA ref (2011) 1060 (part of larger allocation split between 
KBC and CBC) 

SHLAA category (2011) Category 2 

Planning permission Planning application for retail uses and car 
parking is pending - 17/00367/DPA 

Site area (ha) 0.77 

Capacity (units) 27 

 

UNDERSTANDING THE PLACE 

Landscape The site is relatively flat and borders onto open 
countryside to the south. The southern 
boundary is lined with mature trees and a small 
watercourse. The site is Greenfield land.  

Built form The site is located within an area that contains a 
mix of uses, including a petrol filling station, 
retail, business and residential. Neighbouring 
development is contemporary designed 
commercial buildings and brick built residential 
properties, currently under construction to the 
east of the site. 

Movement The site is accessed by vehicles via Little Colliers 
Wood road, which connects to a roundabout 
and strategic connector road (A6003).  

Local Community and Accessibility  The site is in a key gateway location to Corby 
town, at the edge of the urban area. The site is 
immediately surrounded by a multitude of uses, 
including employment and retail (in the form of 



43 

a supermarket). The site is adjacent to open 
countryside so has easily accessible green space.  

 

SITE DESIGN PRINCIPLES 

 Noise attenuation at western boundary of site near dual carriageway road and northern part 

of the site adjacent to petrol filling station 

 Encourage connectivity with adjacent retail and residential uses currently being developed 

 Encourage connectivity with the green linkage/pathway that runs along eastern site boundary 

 Encourage creation of a green buffer at southern part of site in order to provide an attractive 

boundary between the development and the adjacent open countryside. 

DESIGN GROUP DISCUSSION 

 Check application status with case officer, but suggest remove due to advanced nature of 

planning application. 

UPDATE: 

 Planning permission has been granted in principle (DC Committee, January 2018), subject to 

a unilateral undertaking; therefore agree the site should be removed due to the advanced 

nature of the proposals. 

CONCLUSION 

Exclude from further consideration. 
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HAS31 Builders Yard (rear of Garden Centre), Rockingham Road 

  

BACKGROUND 

SHLAA ref (2011) 211 

SHLAA category (2011) Category 3 

Planning permission n/a 

Site area (ha) 0.90 

Capacity (units) 31 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and is partly previously developed 
land (PDL). The site is heavily vegetated, 
particularly in the south-western part. Mature 
trees line the north, west and southern 
boundary of the site. 

Built form The site is immediately adjacent to various retail 
uses accommodated within sheds and 
converted agricultural buildings to the north 
along Rockingham Road. Bordering the site to 
the west are two storey residential properties 
and green recreation space.  

Movement Site is dependent upon access off site via the 
informal parking area serving the adjacent retail 
units off Rockingham Road. 

Local Community and Accessibility  The site is located adjacent to publically 
accessible amenity space and is within walking 
distance to retail units along Rockingham Road, 
including a supermarket.  

 

SITE DESIGN PRINCIPLES 

 Encourage connectivity to adjacent open space 
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 The site is within 250m of a gassing landfill site, therefore a full contaminated land report 

including a ground gas assessment would be required to accompany any potential future 

development proposals. 

 Biodiversity/Ecological comments: Unlikely to be any major ecological constraints. The site 

appears to be a nice bit of scrubby habitat that likely provides good ecosystem services in a 

very urbanised environment, so whilst I can see why the Council would consider developing it 

I think there would need to be some decent ecological mitigation. Badgers have been 

recorded near to this site, so will need to be considered, which could be difficult depending 

how dense the scrub is. The Phase 1 Ecology survey would need to guide us on what the 

impacts might be. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 queuing across the access road from Rockingham Road, largely due to heavily used 

nearby facilities and roundabout north of the site, likely to block the access 

 ownership constraints relating to site access; will require third party land 

 Highway access must go to the southern boundary of the site adjoining open space to 

avoid potential future access and ownership issues 

 Combined footway and cycleway is required within and around the site particularly 

relating to existing neighbouring residential areas 

 Design comments: 

 Opportunity to improve connectivity between existing areas 

 Unit numbers should reflect the existing landscaping layout 

 Active frontages required onto Derwent Walk 

 General: 

 Proposals should consider the relationship with neighbouring open space site and 

potential for future expansion 

 Access into and movement within the site should take account of proximity to a range 

of facilities at Princewood Road and Dalton Road i.e. supermarket, petrol station, 

hotel, pub and other leisure facilities. 

CONCLUSION 

Include for potential allocation. 
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HAS74 Garage Court, Lindisfarne Road 

  

BACKGROUND 

SHLAA ref (2011) 348 

SHLAA category (2011) Category 1 

Planning permission n/a 

Site area (ha) 0.28 

Capacity (units) 10 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and contains several trees within 
its boundaries, however, it is a PDL site with little 
existing natural value. 

Built form The site is located within a residential area. 
Adjacent buildings are semi-detached dwellings 
painted in a white or pale render. Some 
neighbouring dwellings are within close 
proximity to the site’s boundaries. 

Movement The site has an existing vehicle access to the 
west though the access road is considerably 
narrow and may not be currently suitable to 
handle vehicular traffic without prior widening. 

Local Community and Accessibility  The site is within walking distance to public 
transportation (bus stops at Shetland Way) and 
a local centre at Welland Vale Road. 

 

SITE DESIGN PRINCIPLES 

 Widening of access road to site 

 Layout considerations in relation to the site’s proximity to a number of adjacent properties, 

so as not to cause significant harm to the neighbouring amenity value 
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 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to avoid development of the area affected by surface water 

flooding and utilise on-site surface water draining systems. A site specific Flood Risk 

Assessment would be required to accompany any future development proposals. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 Access constraints; the width of the existing access is not sufficient to support 

highway adoption, therefore suggested the site would be better accessed as a shared 

private driveway. This means a maximum of 5 houses or 20 flats could be 

accommodated on the site 

 Otherwise considered a good site for development. 

CONCLUSION 

Include for potential allocation. 
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HAS78 Garage Court, Swale Close 

  
 

BACKGROUND 

 

SHLAA ref (2011) 364 

SHLAA category (2011) Category 1 

Planning permission No recent or relevant applications, 
however, CBC Housing has expressed 
interest in possibly promoting site 

Site area (ha) 0.25 

Capacity (units) 9 

 

UNDERSTANDING THE PLACE 

Landscape The site is slightly sloping towards the south and 
is PDL, having limited existing natural value. 
There are no mature trees on site. 

Built form The site is currently in use as a resident’s garage 
courtyard. The site is in a residential area with 
the style of the neighbouring dwellings being 
predominantly mid-20th century communal 
housing. 

Movement The site is served by an access road for vehicular 
traffic and there is a footpath connection to the 
site from the south. 

Local Community and Accessibility  The site is within walking distance to a retail area 
at Welland Vale Road and public transportation 
connections (bus stops at Shetland Way and 
Shire Road). 

 

SITE DESIGN PRINCIPLES 

 Layout considerations due to proximity to neighbouring dwellings 
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 Scheme density consideration due to enclosed nature of site 

 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to utilise on-site surface water draining systems. A site specific 

Flood Risk Assessment would be required to accompany any future development proposals. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 Swale Close and footway along the western edge are adopted highway 

 Information would be needed for the parking that would be displaced as part of a 

parking and garage usage survey 

 Design comments: 

 Open access is needed where existing pedestrian routes meet the site in order to 

create vistas 

 Active frontages are needed 

 Wider area needed near turning heads 

 Police: 

 Alternatively could close off for safety and benefit of neighbouring properties. 

CONCLUSION 

Include for potential allocation. 
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HAS87 Glebe Farm, Church Street, Weldon 

  

 

BACKGROUND 

SHLAA ref (2011) 966 (part of a larger allocation) 

SHLAA category (2011) Category 3 

Planning permission Application received in August 2016 
(16/00370/DPA) for 21 dwellings has in 
principle support subject to signing the 
section 106 agreement (March 2018) 

Site area (ha) 1.10 

Capacity (units) 39 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and partially located within the 
Weldon Conservation Area. A large group of 
TPOs border the site which is considered to be 
highly sensitive with significant visual landscape 
and biodiversity value. Development could 
result in the loss of character or form of the 
setting, visually impacting the landscape. 

Built form The site currently includes a number of 
agricultural buildings within an existing farm 
site. Neighbouring uses include residential and 
there is a large group of mature trees to the east 
of the site. 

Movement The site is served by an access road for vehicular 
traffic and there is a footpath connection to the 
site from the south. 
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Local Community and Accessibility  The site is on the edge of Weldon but is within 
walking distance to a local centre (Weldon) and 
public transportation (bus stops along Corby 
Road). 

 

SITE DESIGN PRINCIPLES 

 Sensitive design of proposed dwellings in keeping with the local area, to complement the 

surrounding built forms and character/heritage 

 Ensure protected trees are not affected 

 Preservation of biodiversity 

 Existing access to the site via Church Street 

 Amenities are within walking distance – good connectivity 

 The site is within 250m of a former quarry, therefore further investigation would be required 

as to whether a full contaminated land report including a ground gas assessment is needed to 

accompany any potential future development proposals. 

DESIGN GROUP DISCUSSION 

 Check application status with case officer, but suggest remove due to advanced nature of 

planning application. 

 Highways comments as part of the application process have secured a footway connection to 

the church which will be a Public Right of Way. 

UPDATE: 

 Development has in principle support, subject to legal agreement, which is due to be signed 

imminently; therefore agree the site should be removed due to the advance nature of the 

proposals. 

CONCLUSION 

Exclude from further consideration. 
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HAS96 Maple House, Canada Square 

 
 

BACKGROUND 

SHLAA ref (2011) 2001 

SHLAA category (2011) Category 1 

Planning permission n/a 

Site area (ha) 0.39 

Capacity (units) 14 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and there are mature trees within 
the boundaries to the north, some of which are 
covered by a tree preservation order (TPO 
2017/12). The site is also adjacent to protected 
woodland to the east. 

Built form The site is PDL having once housed a care home. 
The site is located within a predominantly 
residential area dating back to the mid-20th 
century and is close to a retail precinct. 

Movement The site has existing vehicle access and there are 
pedestrian connections within the site 
boundaries heading northward. 

Local Community and Accessibility  The site is well accessible being within walking 
distance to a school, community centre, retail 
units at Alberta Close and public transportation 
connections (bus stop at Colyers Avenue). 

 

SITE DESIGN PRINCIPLES 

 Protection of important boundary trees and on site mature trees 
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 Enhancement of pedestrian connections northward 

 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to utilise on-site surface water draining systems. A site specific 

Flood Risk Assessment would be required to accompany any future development proposals. 

 Biodiversity/Ecological comments: Trees are probably the biggest issue on this site; to be 

considered by the Council's arboricultural officer. Some consideration of bats needed due to 

proximity to King's Wood; requires and ecology survey for more details. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 The gradient and topography of the site are steep; which may also affect flooding to 

the south of the site 

 Traffic calming on Alberta Close may need alterations 

 Design comments: 

 Active frontages will be needed near public footpaths 

 Significant constraints to the north of the site (TPOs), likely to affect density 

 Use of SUDs recommended to the south (west) of the site. 

CONCLUSION 

Include for potential allocation. 
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HAS104   Former Our Lady Pope John RC Secondary School, Tower Hill Road 

  
 

BACKGROUND 

SHLAA ref (2011) 2020 

SHLAA category (2011) Category 3 

Planning permission Planning permission 11/00215/OUT approved in 
2013 for 95 dwellings. Conditional requirements of 
this permission have not been carried out and as 
such this permission has now expired. Planning 
application for 88 dwellings (17/00667/DPA) is 
pending. 

Site area (ha) 2.36 

Capacity (units) 83 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and there are mature trees at the 
site’s eastern boundary. However, the site is PDL 
and as such has limited existing natural value. 

Built form The site is within a predominantly residential 
area on the outskirts of the urban area of Corby. 
The site surroundings have no prevailing street 
character. The site is adjacent to the newly built 
Kingswood Secondary Academy. 

Movement The site has vehicular access off Tower Hill Road. 

Local Community and Accessibility  The site is adjacent to a school (Kingswood 
Academy) and is within walking distance to 
public transportation connections (bus stop at 
Gainsborough Road). 
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SITE DESIGN PRINCIPLES 

 Opportunities to provide transportation connections eastward to facilitate connections to the 

major housing site allocation at the West Corby SUE. 

 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to avoid development of the area affected by surface water 

flooding and utilise on-site surface water draining systems. A site specific Flood Risk 

Assessment would be required to accompany any future development proposals; in addition 

to which, Land Drainage Consent must be sought. 

 Noise attenuation to take account of Uppingham Road (A6003) 

 The site is close to in-filled land, therefore further investigation would be required as to 

whether a full contaminated land report including a ground gas assessment is needed to 

accompany any potential future development proposals. 

DESIGN GROUP DISCUSSION 

 Check application status with case officer, but suggest remove due to advanced nature of 

planning application. 

 Highways comments as part of the application process relate to the importance of 

connectivity within and beyond the site. There would also be the requirement for a combined 

footway and cycleway and the need for bus stop improvements. 

UPDATE: 

 Current proposals have been altered so that the site is now 100% affordable housing for 88 

dwellings, no significant objections to revised proposals; expect the application to be 

determined within a month or so 

 Continue to include subject to determination but suggest capacity be updated to 88 dwellings 

to reflect latest proposals. 

CONCLUSION 

Include for potential allocation, with revised capacity of 88 dwellings. 
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HAS106   Land at Station Road, Corby 

  

BACKGROUND 

SHLAA ref (2011) 2030 

SHLAA category (2011) Category 1 

Planning permission Planning application (17/00663/DPA) for 150 
apartments has been granted in principle subject to 
legal agreement (Development Control Committee 
15/05/2018) 

Site area (ha) 0.77 

Capacity (units) 27 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and has some mature trees within 
its boundaries but is PDL that previously housed 
industrial and commercial units and so has no 
significant natural value. 

Built form The site is located at the entrance of the Corby 
Train Station. Other surrounding uses are some 
commercial units to the south, residential uses 
to the south and east and an industrial use (bus 
storage facility) to the north. The surrounding 
area exhibits no prevailing street-scene 
character. 

Movement The site has vehicular access to the north off the 
Station Road spur. 

Local Community and Accessibility  The site is next to Corby Train Station. It is also 
within walking distance to two town centres 
(Corby Town Centre and Corby Old Village), 
public transportation (bus stops at the Train 

https://www.corby.gov.uk/sites/default/files/Erection%20of%20150%20residential%20units%2C%20car%20parking%2C%20new%20landscaping%20and%20associated%20works%20at%20Land%20off%20Station%20Road%2C%20Corby_0.pdf
https://www.corby.gov.uk/sites/default/files/Erection%20of%20150%20residential%20units%2C%20car%20parking%2C%20new%20landscaping%20and%20associated%20works%20at%20Land%20off%20Station%20Road%2C%20Corby_0.pdf
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Station, along High Street and along Oakley 
Road), a secondary school (Corby Technical 
School) and some out of centre retail including a 
supermarket. 

 

SITE DESIGN PRINCIPLES 

 Opportunity to create high quality design scheme to take advantage of prominent location  

 High density of development preferable due to strategic location next to train station 

 Layout considerations in regards to neighbouring dwellings, particularly in relation to high 

density schemes 

 Noise attenuation mitigation on southern boundary of site due to proximity of dual 

carriageway road and western part of the site due to the railway station 

 The site is the former railway sidings, therefore a full contaminated land report would be 

required to accompany any potential future development proposals 

 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to utilise on-site surface water draining systems. A site specific 

Flood Risk Assessment would be required to accompany any future development proposals. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 Highway access to the site is limited and is too narrow for an adopted road 

 Design: 

 Site is a prominent gateway site of national significance given proximity to train 

station 

 Diagonal access should be encouraged to improve legibility as such a key site into 

Corby 

 The public realm should be high quality to reflect the existing area around the station 

 Potential for basement parking to make the most efficient use of land 

 General: 

 The development of this site should be visionary given the level of importance it has 

for Corby 

 Potential for the site to delivery c.150 dwellings. 

CONCLUSION 

Include for potential allocation; subject to legal agreement and full planning permission being granted, 

with revised capacity of 150 dwellings. 
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HAS109   Parkland Gateway 

  

 

BACKGROUND 

SHLAA ref (2011) 2037 (larger allocation included 
Cube, Savoy site and land to north 
of HAS109) 

SHLAA category (2011) Category 2 

Planning permission None, however the Council is 
working in partnership with 
Homes England 

Site area (ha) 1.00 

Capacity (units) 35 (potentially higher, see other 
site design principles below) 

 

UNDERSTANDING THE PLACE 

Landscape The site is sloping southwards. There are no 
trees present on site but the site borders 
Hazelwood to the western boundary, an area of 
protected woodland (TPO 50/4) 

Built form The site is located in a town centre location and 
is surrounded by commercial, retail, leisure and 
cultural uses. The site is cleared, having once 
been a college complex. The architecture of the 
surroundings includes the modern buildings of 
Savoy cinema, Corby International Swimming 
Pool and the Corby Cube. Across the street are 
older retail units and the Oasis Retail Park. The 
adjacent public realm to the site has seen recent 
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improvements. The site occupies a prominent 
location within the street scene. 

Movement The site is highly accessible to vehicular traffic 
and pedestrians due to its central location. 
There is also public car parking adjacent to the 
site. 

Local Community and Accessibility  The site is highly accessible to community 
facilities, open amenity space, shops, offices and 
leisure uses. The site is located upon a bus route. 

 

SITE DESIGN PRINCIPLES 

The following design principles for this site were taken to the Regulation 18 Scoping Consultation in 

2016, and have been amended following representations from that consultation: 

 Submission of archaeological assessment in planning application 

 Creation of active frontages and urban edge onto George Street 

 Provide natural surveillance to ancient woodland 

 Protection of important boundary trees 

Other site design principles to consider 

 Potential for higher density residential development, in line with the new draft NPPF, which 

encourages an uplift in the average density of residential development within town centres 

and other locations well served by public transport as an effective use of land 

 Design which incorporates high architectural quality as to complement the neighbouring 

modern buildings 

 Connections to high quality public realm environment 

 Corby Level 1 SFRA (Strategic Flood Risk Assessment, March 2018) requires any potential 

future development of this site to utilise on-site surface water draining systems. A site specific 

Flood Risk Assessment would be required to accompany any future development proposals. 

 Biodiversity/Ecological comments: Some concern due to the site's location on the edge of the 

woodland. Housing at this location would generate a lot of visitor pressure, therefore some 

mitigation would be required. This could be in the form of management or visitor 

infrastructure, so whoever is managing the site would need to discuss with the developer. 

Buffering the woodland, with gardens or open space planting backing onto the woodland 

would soften the edge. The lighting scheme will need to be carefully designed to keep the 

woodland edge dark due to potential impact on bats. Ideally any proposals would be discussed 

at design surgery as early as possible. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 Site would be better suited to mixed use retail/leisure/employment with residential 

 Design: 
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 Prominent town centre location, would be better suited to retail and employment 

uses at ground floor level, consider high density development i.e. flats above ground 

floor level shops 

 Modern character of area should be reflected i.e. create a theme between spaces that 

is consistent with the existing public realm surrounding Cube/pool 

 General: 

 Potential for the site to deliver c.100 dwellings. 

CONCLUSION 

Include for potential allocation, with revised capacity of 100 dwellings.  
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HAS125   Western Land at Pen Green 

  

 

BACKGROUND 

 

SHLAA ref (2011) 2045 (part of larger allocation) 

SHLAA category (2011) Category 2 

Planning permission No outstanding planning permission. Pre-application 
discussions registered for this site for a housing 
development. Planning application was expected to 
be submitted by the end of 2017 for 131 dwellings, 
but this has not yet been submitted. 

Site area (ha) 2.38 

Capacity (units) 83 

 

 

UNDERSTANDING THE PLACE 

Landscape The site is flat and mostly open, with some 
mature trees lining the boundaries particularly 
to the western boundary. A river forms the 
southern boundary of the site. The site 
immediately to the East (HAS110) is significantly 
affected by flooding, part of which is within 
flood risk (Zone 3). Although the majority of this 
site is not affected, appropriate flood mitigation 
measures may need to be implemented. 

Built form The site is PDL but is bare land in appearance. 
The site is bounded by residential uses to the 
west and south, industrial uses to the north and 
open land to the east. 
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Movement The site has existing vehicular access from the 
north, by way of Stocksbridge Road, which 
connects the site to the industrial uses north. 
The site has a public footpath connection to the 
housing estate to the west at Stanier Road. 

Local Community and Accessibility  The site is within walking distance to 
employment opportunities (industrial estate), a 
local town centre (Rockingham Road precinct) 
and public transportation connections (bus 
stops along Stephenson Way). 

 

SITE DESIGN PRINCIPLES 

 Noise attenuation at the north of the site due to proximity to industrial estate 

 Opportunities to connect to public footpath and open amenity space to west (just south of 

Crick Close) 

 Opportunities to utilise existing vehicle access to the north (Stocksbridge Road) 

 The site is historically part of the Earlstrees Quarry, specifically the site of associated slag 

heaps, therefore a full contaminated land report including a ground gas assessment would be 

required to accompany any potential future development proposals 

 Appropriate flood risk mitigation measures: Corby Level 1 SFRA (Strategic Flood Risk 

Assessment, March 2018) requires any potential future development of this site and the site 

immediately adjacent (HAS110) to avoid development of the area affected by fluvial and 

surface water flood zones as well as utilising on-site surface water draining systems. A site 

specific Flood Risk Assessment would be required to accompany any future development 

proposals, in addition to which, an Environmental Permit must be sought where development 

is proposed within 8m of the main river. 

 This site is not as acutely affected as the site immediately adjacent, but the Corby Level 1 SFRA 

considers both sites in combination, requiring additional information on flood risk as well as 

recommending potential options in taking this site forward prior to potentially allocating this 

and the neighbouring site. 

 Biodiversity/ecology comments: There are recent records of lizards in the area, which would 

need to be taken into account and appropriate mitigation provided. The site immediately to 

the east is a Potential Wildlife Site, so I'd recommend some Public Open Space or landscaping 

around the eastern and southern boundaries to complement the Potential Wildlife Site and 

to buffer the footpath. This is presumably where the reptile mitigation would be located 

anyway. 

DESIGN GROUP DISCUSSION 

 Highways issues including: 

 Significant access constraints; only suitable vehicular access is through the industrial 

estate – for this reason highways would resist residential development on this site 

 General: 

 Suggested this site should be considered for employment uses – check if included 

within Employment Land Review. 
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UPDATE 

Site has also been considered as part of the most recent Employment Land Review (site ELR34), but 

subsequently discounted. Further discussions with the Council’s Housing Strategy team indicate a 

developer is in advanced negotiations to acquire the site with the intention of submitting a planning 

application soon after; proposals are expected to include c.157 dwellings. 

FURTHER DESIGN GROUP DISCUSSION 

 Access off Hubble Road and/or Crick Close could be achieved as these are currently shared 

private driveways; may need to compulsory purchase, however, this could affect the potential 

number of dwellings that could be served off these routes 

 Suggested that proposals could include a small number of dwellings, and that the remainder 

of the site could be considered for alternative uses such as small employment units or as a 

business park 

 Other potential uses could be as an education site, in particular for a special needs school 

where all pupils would be transported to the site by vehicle, so access would be less of an 

issue. 

CONCLUSION 

Include for potential allocation, with revised capacity of 157 dwellings. 

  

http://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20May%202018.pdf
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HAS130   Land off Elizabeth Street 

  

 

BACKGROUND 

SHLAA ref (2011) N/A 

SHLAA category (2011) N/A 

Planning permission No outstanding planning permission. Discussions with 
Homes England are underway to bring the site forward 
for development 

Site area (ha) 0.98 

Capacity (units) 34 

 

 

UNDERSTANDING THE PLACE 

Landscape The site is relatively flat, but gently slopes south 
towards Stuart Road. There are a handful of 
trees lining Elizabeth Street, but as a previously 
developed site, there is very limited existing 
natural value. 

Built form The site currently comprises a number of 
buildings, including the former Magistrates 
Court, Police Station, Police flats and the Corby 
Trades and Labour Club off Stuart Road. 
Surrounding buildings include Council Offices, 
pub and shops to the West, a church to the 
North, residential to the East and a health clinic 
and gym to the South. The buildings within and 
beyond the site have no specific character. 

Movement The site has existing vehicular access off 
Elizabeth Street and Stuart Road. There are 
several footpath connections into the site off 
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Stuart Road, but the site is less easily access 
directly from the town centre (the West). 

Local Community and Accessibility  The site is in a central town centre location, just 
outside the town centre boundary. As such retail 
and public transport connections are within 
walking distance. 

 

SITE DESIGN PRINCIPLES 

 Noise attenuation at the west of the site due to proximity to main road (Elizabeth Street) 

 Layout to take account of proximity to a surrounding mix of uses – in particular the design 

should look to maximise the location at the edge of the town centre 

 Potential for higher density residential development, in line with the new draft NPPF, which 

encourages an uplift in the average density of residential development within town centres 

and other locations well served by public transport as an effective use of land 

 Opportunities to utilise existing vehicle access off Elizabeth Street 

 Opportunities to improve connectivity within and beyond the town centre 

 Potential to incorporate existing trees within development proposals 

 Biodiversity/ecology comments: No significant ecological constraints; however, would look to 

retain planted trees where possible 

 No significant risk of flooding when assessed against latest flood risk mapping. 

DESIGN GROUP DISCUSSION 

 The Corby Regeneration Framework (2003) and Town Centre Master Plan identified this area 

for entertainment, leisure and recreation immediately adjacent to the proposed mixed use 

precinct; within both documents the connection between the town centre and station site is 

identified as a priority as the ‘Central Avenue’. As such open frontages should be onto Stuart 

Road, as this is considered to be an existing and future key route 

 Former proposals for the second phase of the town centre regeneration (‘Evolution Corby’, 

08/00179/OUT) identified views of the church to be significant 

 A development brief would be required to determine the viability and deliverability of the site, 

in particular whether there is potential for commercial as part of any proposals 

 Higher density development of up to 5 storeys could be acceptable at this location, to 

accommodate c.150 dwellings; however, some flexibility with parking standards could be key 

to the deliverability of the site 

 Boundary treatment onto existing residential areas, i.e. Lorne Court, needs to be sensitive, 

potential to incorporate green roofs and lower height units at this end of the site 

 Incorporating open space and landscaping at the corner of the site where Elizabeth Street 

meets Stuart Road could help to improve accessibility to the town centre 

 For a development of c.150 dwellings at a central locations, the site should be connection 

ready for the heat network mapping; a site wide energy strategy would be required and should 

include a connection strategy that relates to the heat networks 
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 Crime prevention comments: No through routes should be allowed, controlled access only – 

surveillance onto the front of existing dwellings in Lorne Court is essential; rear of existing 

adjacent sites must not be left vulnerable 

 Highways comments: potential traffic impacts between existing and proposed uses, need to 

ensure adequate parking; junction of Elizabeth Street and A427 is known to be tight, may 

require works to other junctions on Elizabeth Street. 

UPDATE 

Development Control update: Early discussions are underway to bring the site forward as a 

comprehensive development; potential for the site to deliver c.150 dwellings. 

CONCLUSION 

Include for potential allocation, with revised capacity of 150 dwellings. 
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HAS131   Pluto, Gainsborough Road 

  

 

BACKGROUND 

 

SHLAA ref (2011) 119 (part of larger allocation) 

SHLAA category (2011) Category 1 

Planning permission No outstanding planning permission. Planning 
application (14/00414/DPA) for 21 dwellings was not 
determined. More recently pre-application discussions 
registered for residential scheme; but no subsequent 
application has yet been submitted. 

Site area (ha) 0.39 

Capacity (units) 14 

 

 

UNDERSTANDING THE PLACE 

Landscape The entire site is flat land, part of which is bare 
land following the demolition of a former pub; 
the remainder of the site is existing open space. 
There are a handful of mature trees within the 
site towards Gainsborough Road, however, 
there is little existing natural value given part of 
the site is previously developed.  

Built form The site is within a predominantly residential 
area, with local shops opposite and surrounding 
areas of open space. 

Movement Pedestrian access to and within the site is 
limited as the site remains fenced off; however 
there are two existing vehicular access points off 
Gainsborough Road. 
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Local Community and Accessibility  The site is well served with neighbourhood 
shops located directly across Gainsborough 
Road and a supermarket at the end of the Road. 
The site is within walking distance of a main bus 
route. 

 

SITE DESIGN PRINCIPLES 

 Noise attenuation at the north of the site due to proximity to main road (Gainsborough Road) 

 Opportunities to connect to neighbouring residential areas, local shops and adjacent open 

space site 

 Biodiversity/ecology comments: The site appears to comprise a mix of potentially decent 

brownfield land and other habitats. A Phase 1 Ecological Survey would be required to assess 

the habitat, and reptiles could be an issue due to the building rubble. 

 Part of the site affected by surface water flooding and part of site at risk of groundwater 

flooding, when assessed against latest flood risk mapping. 

DESIGN GROUP DISCUSSION 

 Proposals would be required to address the irregularity of the shape of the site, likely to be 

flats in order to bring the site forward 

 Development of up to 3 storeys would be acceptable in this location, to accommodate up to 

30 dwellings 

 Potential to create a gateway feature where Gainsborough Road meets Blake Road 

 Apartments should front onto all open spaces 

 Should look to open up the walkway to the East of the site, Hoppner Walk 

 Proposals may need to include alternative design solutions such as podium parking 

 Car parking requirements will be a key factor in bringing this site forward 

 Crime prevention comments: The total site perimeter needs to provide surveillance over 

adjacent land 

 Highways comments: this is a good development site, but the number of dwellings must not 

be too high. 

UPDATE 

Development Control update: Pre-application discussions have taken place for this site; indications 

are for a potential uplift in dwellings. 

CONCLUSION 

Include for potential allocation, with revised capacity of 30 dwellings. 
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HAS132   Cheltenham Road 

  

 

BACKGROUND 

 

SHLAA ref (2011) N/A 

SHLAA category (2011) N/A 

Planning permission Council-led planning application for 18 dwellings has 
recently been submitted (18/00365/REG3). 

Site area (ha) 0.49 

Capacity (units) 17 

 

 

UNDERSTANDING THE PLACE 

Landscape The site is a parcel of vacant land on the Eastern 
boundary of the larger Oakley Vale 
development. The site is relatively flat, but 
slopes slightly Northwards. The site is quite 
overgrown so may have some ecological value 
but only limited landscape value. 

Built form The site is bounded by residential uses on two 
sides and the railway line to the East. The site 
was identified as a proposed passenger railway 
station as part of the original Oakley Vale Master 
plan. 

Movement Movement within the site is not currently 
possible as the area is fenced off; however, 
vehicular access is already in place from 
Cheltenham Road. 
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Local Community and Accessibility  The site is within a one mile walking distance 
from the Oakley Vale primary school, local shops 
and frequent bus routes. 

 

RECOMMENDATION 

Continue to include for second stage assessment. 

SITE DESIGN PRINCIPLES 

 Noise attenuation at the east of the site due to proximity to the railway line – a noise 

assessment would be required to accompany any development proposals 

 Layout and density to reflect proximity to existing dwellings 

 Biodiversity/ecology comments: The Ecological report accompanying the recent planning 

application indicates that a great crested newt license is required, and probably some reptile 

mitigation. 

 Part of the site is at very low risk of both surface water and groundwater flooding, when 

assessed against latest flood risk mapping. 

DESIGN GROUP DISCUSSION 

 Layout to take account of sewer easement running the length of the site; potential to include 

car parking or open space on the affected area to make the most efficient use of land 

 Opportunities to enhance connections to the neighbouring residential areas using existing 

routes, particularly pedestrian connections to Folkestone Drive and Ripon Walk 

 Some screening needed to adjacent properties and the railway line 

 Crime prevention comments: Any vehicular/pedestrian access should be limited to main route 

in, any other pedestrian links would not provide meaningful desirable routes. Existing 

properties’ rear boundaries and new dwelling perimeters should not be left vulnerable 

 Highways comments: the development of this site will require Highway works. 

UPDATE 

Council-led planning application has been submitted for 18 dwellings. 

CONCLUSION 

Include for potential allocation, with revised capacity of 18 dwellings. 

 


